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FORWARD
The Master of Urban and Regional Planning Program (MURP) at Portland State University offers students the
unique opportunity to build a strong connection between the community and future planning professionals. This
connection is realized through the capstone of a two-term Planning Workshop course offered through the MURP
program. Planning Workshop offers students the chance to become more intimately involved in a real-life
planning situation by directly working with a client to identify specific projects and work products that enhance
student's learning experience while providing tangible work products that benefit the client.
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EXECUTIVE SUMMARY
The Sacred Heart Parish has contracted with the Portland State University School of Urban and Regional
Planning Graduate Workshop to evaluate potential for development of a market-rate senior housing project on
the parish's property. The purpose of this analysis is to provide supporting documentat~on to Sacred Heart's
development application submitted to the Archdiocese Housing Office in February 2001.
The identified work products completed for the parish include:
• A summation and documentation of the church's visioning process;
• A comprehensive market study evaluating local demand and supply; and
• A feasibility study including a financial pro forma.
The document's primary conclusions derive from the market study, which demonstrates that demand for
market-rate senior housing is minimal. Based on frailty and poverty rates, seniors demand housing which
offers services and/or affordability. The supply analysis supported these conclusions. A market inventory
revealed the predominant senior housing models available are continuum of care or affordable housing. In
addition, a faith based market niche exists, as demonstrated by the success of recent Archdiocese
developments.
Finally, in addition to examining the development options proposed by the Sacred Heart Pastoral Council,
alternative uses were explored beyond housing as potential elements within a mixed-use senior development.
The alternatives explored are Adult Day Care, retail, and office uses. This analysis indicates a need for senior
daycare, but no strong market support for office or retail use on the site at this time.
This information is intended to support the Pastoral Council's further refinement of its development program,
and keep the conversation broad during this exploratory stage.
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INTRODUCTION
Historically, the Sacred Heart Church played a critical role in the Brooklyn Neighborhood as an architectural
landmark and community and cultural center. For a variety of reasons, Sacred Heart Church struggled to
maintain parish membership levels over the past three decades. Declining congregation size and financial
instability threaten the church's vitality and long-term viability.

Figure 1:
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Location of Sacred Heart Church in Portland, OR
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Brooklyn Neighborhoodl
0.5 Mile Radius

In 1998, with the arrival of Father Joseph Baccellieri and
the creation of a Pastoral Council, the parish began
exploring opportunities to revitalize the church and increase
parishioner membership through redeveloping the church's
l.8I-acre property.
During the last two years, Father
Baccellieri and the Pastoral Council have undertaken an
outreach process within the church and the Brooklyn
community to identify redevelopment goals. This process
culminated in the creation of a draft Master Plan, which
reflected their emerging vision.
Developing Catholic Church property requlres that an
application proposing development be submitted to the
Archdiocese Housing Office for approval. The Archdiocese
Housing Office evaluates the application for its reflection of
a community-based vision, and market and financial
feasibility.

_

Rivers
Neighborhood Boundary
,', / streets
TaJ<iots

N

In the spring of 2001, Pastoral Council members established
tentative priorities for the property, pending the
marketability and financial feasibility of their emerging
vision. Lacking this information prevented Pastoral Council
members from committing to a specific development
program and refining the program's details. Additionally,
much of the work that went into formulating their ideas
remained undocumented.

As a result, the work products outlined are intended to meet the needs identified above.
1. A summary and documentation of the work the church has undertaken to date;
2. A market study for the uses identified by the Pastoral Council;
3. A sample pro forma for senior housing to illustrate basic development costs.

Page 8

Sacred Heart Church Development Application

THE SACRED HEART CHURCH PROPERTY
The Sacred Heart Parish is located at 3910 SE 11th Avenue. The parish property covers 78,742 square feet
(1.81 acres) and borders Center Street to the south, Bush Street to the north, 11th Avenue to the west and
Milwaukie Avenue to the east. It is adjacent to residential areas to the north, west and south and commercial
uses on Milwaukie Avenue to the east. It covers the entire block, with the exception of a 9,496 square foot
parcel, containing a two-story 6,366 square foot brick building at the corner of SE Bush Street and SE
Milwaukie Avenue, owned by a toy manufacturer.
The eastern half of the property from SE Milwaukie Avenue has an approximately 5% upward slope. The site
contains five buildings: a Benedictine Sisters Convent, a condemned school building, a rectory, the church,
and a parish hall and a parking lot with approximately 30 parking spaces. There are no parish buildings
located with frontage along SE Milwaukie Avenue.
Figure 2:

Aerial Photo and Buildings on the site
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1. Sacred Heart Church- Built.in 1901, it moved to its present-day location by horse and wagon in
1911 from its original location at SE Boise Street and SE Milwaukie Avenue. The building lacks a
restroom and still needs some small upgrades to meet building code (e.g. seismic upgrades and
American with Disabilities Act (ADA) accessibility).

2. Gregory Hall- Built in 1913, this building served as the parish hall. It is .currently leased to a
Waldorf middle school and is not available for church use. This building also fails to meet current
building codes and needs several ADA upgrades before it can be leased to another tenant.
3. Church Rectory- This building houses the administrative offices of the parish and was built in
1911. Several offices on the second level are leased to local community organizations. This building
requires the least amount of improvements to meet current code.
4. Sacred Heart Elementary- Built in 1911, this originally served as the parish's primary school for
first through eighth graders. Later it was leased to Childswork, an early childhood education
organization. Childswork was forced to leave when the building was condemned in 1995 for
numerous building code violations. The building currently stands vacant.
5. Benedictine Convent- The building is owned by the Mt. Angel Benedictine Order. It currently
houses four sisters, although designed to house 14. It will require substantial upgrades for further
re-use.
6. Toy ManuCacturer- This lot is not owned by the Archdiocese. It contains a two-story brick building
that faces SE Milwaukie Avenue.
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PROJECT BACKGROUND

&

CONTEXT

The stage for Sacred Heart's redevelopment is set by an assortment of factors.
First, it is important to
understand that the neighborhood and the church have been closely connected for almost a century. Second,
market forces, and City and community-led planning efforts have put pressure on the neighborhood and
church to redevelop. Third, in the late 90s the Catholic Church became an advocate for redevelopment of
.church properties, asking parishes to examine how their properties could be developed to better benefit their
surrounding communities. Fourth, Sacred Heart leadership was revitalized with the arrival of a new priest in
1998, Father Joe Baccellieri. This section details these factors to provide a background and context for this
project.

Church Buildings along BE 11th

Sacred Heart Church Development Application
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The Neighborhood and its History
The Sacred Heart property is located within the historic
Brooklyn neighborhood in southeast Portland, close to
downtown Portland and the east bank of the
Willamette River. The area first emerged as a working
class neighborhood due to early railroad and industrial
growth, beginning with the nearby north-south line of
the Oregon Central Railroad Company.
German
families, known for their skills with machinery, moved
to the neighborhood along with Italian families to work
in the railroad yards. These same families opened up
shops near the intersection of Powell Boulevard and
Milwaukie Avenue. 1
Brooklyn's "solidity as a
neighborhood
was
based
on
the
immigrant
population's common bonds of hard work, low pay, and
family integrity." 2
Brooklyn began declining between 1930 and 1960, "due to the end of large-scale European immigration and
the growing obsolescence of its industrial base." 3 It continued to suffer in the 60s and 70s as a result of
suburban flight and general inner-city decline.
This trend began to reverse in the early 90s, as redevelopment and investment targeted Portland's inner-city
neighborhoods. Brooklyn's accessible location, proximity to downtown and the region's increasing demand
for housing and employment caused land values and housing prices to rise over the last decade, increasing
pressure to redevelop Brooklyn properties.

The History of the Sacred Heart Parish: 1893-1993. Binford and Mort Publishing. Portland, Oregon. 1994.
2 Brooklyn Neighborhood Plan. Adopted by City Council March 20, 1991. Ordinance No. 163982
1

3

Ibid
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City and Neighborhood-Led Planning Efforts
Regional and City plans, such as the Metro 2040 Framework Plan and the City of Portland's Comprehensive
Plan, call for increased density and investment into existing neighborhoods, to uphold the Portland metro
region's 30-year old urban growth boundary. In 1992, Mayor Katz called for the City of Portland to capture its
fair share of future growth by incorporating 10,000 new housing units by 2015.
.
While inner-city neighborhoods such as Brooklyn welcomed reinvestment, they have and continue to be wary
of city and region-wide calls for increased density.
Since the late 1980s two plans were created for the
neighborhood. The first of the two, the Brooklyn Neighborhood Plan, was created before pressure for
increased density emerged. As a result, the plan focuses on creating methods to address local problems and
ensure neighborhood revitalization. In contrast, the Milwaukie Action Plan, led by REACH Community
Development Corporation (CDC) in conjunction with the City, encouraged increased densities along Milwaukie
Avenue. The shift between the two plans raised concerns among residents who felt strongly about
maintaining the existing character of the neighborhood and avoiding density levels they feared wouid be
detrimental to the community.
Despite this difference, these plans reflected many common elements as demonstrated in the following
discussion outlining their goals and objectives.

The Brooklyn Neighborhood Plan
The Brooklyn Action Corps (BAC) has been an active neighborhood organization for the Brooklyn
Neighborhood since 1962. In 1989 and 1990, the Brooklyn Action Corp worked with the City of Portland and
Southeast Uplift, a Neighborhood Coalition Office, to create the Brooklyn Neighborhood Plan. The goal of the
plan is to "broaden the base of citizen participation, increase commitment to solving neighborhood concerns,
and finally, formulate steps to direct future neighborhood initiatives" with the intent that the plan would
provide the city with a framework to make decisions concerning Brooklyn.4 Six major areas were addressed
in the plan:
• Neighborhood identity and historic preservation,
• Neighborhood livability and public safety,
4

Ibid.
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• Gathering places: parks, recreation and waterfront activities,
• Housing,
• Commercial and industrial business, and
• Transportation and land use.
The plan was adopted by the Portland Planning Commission on January 22, 1991 and is seen by many people
in the community as providing the best representation of their vision for their future.
.

The Milwaukie Action Plan

MILWAUKIE ACTION PLAN TARGET AREA

The Milwaukie Action Plan was a broad neighborhood revitalization
effort coordinated by REACH CDC that encompassed a majority of
the Brooklyn Neighborhood.
Numerous Brooklyn neighborhood
residents and business owners participated in its creation. The
plan's overarching goal is to "nurture and sustain a vibrant, safe,
diverse, and stable community by fostering cooperation and
commitment among Brooklyn's residents, businesses, industries and
property owners."S The plan outlines policies to accomplish this goal
including reinforcing neighborhood identity, maintaining the area's
character, strengthening the business district and encouraging a
bicyc1e- and pedestrian-friendly transportation system.
The plan
was completed in July 1998; implementation lasted through June
1999.
The Sacred Heart property became an implementation item for the
Milwaukie Action Plan as the largest lot in the target area to actively
consider in-fill and redevelopment options.
The Action Plan
advocates the redevelopment of vacant properties, mixed-use
development, and bringing new retail storefronts into the Milwaukie
business district to increase the district's allure to passing traffic.

5

The Milwaukie Action Plan, 1998.
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In May of 1999, REACH hosted a design
workshop with neighborhood residents to
consider the redevelopment of three sites along
Milwaukie Avenue. The Sacred Heart property
was among the sites selected. The workshop
presented an important opportunity for church
members to interact with the community and to
explore redevelopment options for the site, while
identifying design elements important to the
community.
The Brooklyn Action Corp, while participating in
the plan's process, did not adopt the Milwaukie
Action Plan. Some members expressed concern
with the prescribed height for new and ·
redeveloped properties along Milwaukie Avenue,
and the extent of affordable rental housing called
for by the plan.

Milwaukie Avenue looking north from Center Street.
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Catholic Church Redevelopment Initiative
In addition to neighborhood dynamics, pressures to redevelop the Sacred Heart property arose due to
dynamics within the Catholic Church. Across the U.S., Catholic Church attendance has been in decline since
. the 1960s. Father Baccellieri attributes the decline to the reorganization of church leadership that occurred
within the Second Vatican Council. Many parishioners, he feels, were uncomfortable with the more
democratic, pyramid-style leadership that the Vatican Council advocated. 6
Inner-city church membership suffered the most during this decline. Mirroring the late 20 th century
migration of urban populations from the inner city to the suburbs, suburban church membership levels have
increased. This population shift has forced the Catholic Church to relocate many of their priests to suburban
parishes, leaving a deficit of priests to staff inner-city parishes.
The shortage of Catholic Priests caused the church to find more efficient
ways to serve its parishioners. The pressure to consolidate has resulted in
situations like those faced by North Portland parishes, where four parishes
recently combined into one. In the early 90s, four rotating Priests served
three congregations totaling 1,000 members. The North Portland Vicariate
declared expenses too high and combined the parishes, an act difficult for
many families to accept as their neighborhood church closed and small
parish communities merged with new families. Facing a similar outlook, the
Southeast Portland Vicariate has engaged in long-term planning that calls for
one less priest in the district (SE 82 nd to the Willamette River, Milwaukie
Avenue to Sandy Blvd.). This declaration caused alarm among Sacred Heart
parishioners. 7 .
While inner-city membership declined, land owned by the Catholic Church
did not. Throughout its history, the Catholic Church purchased land for
6

7

Father Joseph Baccellieri. Interview.
Ibid.
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future expansion. 8 In 1999, in an effort to reengage the Catholic Church with its surrounding communities,
the National Council of Catholic Bishops issued a letter to all Catholic Churches stating that the reuse of
. church property would benefit the good of the order. Parishes were encouraged to consider how their lands
could better meet the needs of the community.
That same year, Father Michael Maslowsky initiated a major redevelopment effort at St. Anthony's Church in
outer Southeast Portland. St. Anthony's was a failing parish that conducted its masses in the basement of an
unused school. Under Father Maslowsky's direction, St. Anthony underwent an expansive redevelopment
project that encompassed five acres and inCluded a new church, senior housing, senior Assisted Living, an
Alzheimer's care unit, a daycare center, bakery and church offices in a village type setting.
The success of the development led to the incorporation of a Housing Office within the Archdiocese of
Portland. The office acts as a clearinghouse for parishes interested in developing housing or a care facility. It
approves parish applications, as well as oversees the financing, construction and program management of
development projects. The Housing Office received the Sacred Heart application February 2001, which will
compete with other Catholic Church development applications within the region. The application submitted
is a checklist of intended uses and is an administrative step in moving the redevelopment process forward. It
essentially expresses the parish's intent to redevelop its property. (See appendix)

8

National Council of Catholic Bishops. June 1999.
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Rebirth of Sacred Heart Leadership
The Sacred Heart Parish has a long history in Portland. The parish was
founded in 1893; construction on the church began in 1901 and was
completed the following year. In 1911, a horse and wagon moved the
church from its original location at Boise Street and Milwaukie Avenue to
its current location. For over 100 years, Sacred Heart served as a
community-gathering place for social and religious functions.
The
Church's school building served neighborhood children through a variety
of educational services until its closure in 1995, due to the building'S
deterioration.
The church experienced its most prosperous years under the guidance of
Father Gregory Robl from 1903 to 1945. Father Gregory was a visionary
and pragmatic leader and stories of his tenure are still widely discussed
today. He was largely responsible for the construction of the school, as
well as the parish hall, which would later bear his name. He became well
known throughout the Portland area, and - would often use his
connections within the community to find employment for parishioners
and non-parishioners new to the area. Whenever a home near the church
would come up for sale or rent, Father Gregory would make every effort to
fmd a Catholic family to live in it, thereby continuing the Parish's growth.
Father Gregory formed numerous church organizations and strongly
encouraged the parishioners to belong to one or more organization or
committee. Father Gregory continued his vigorous work until his death in
1945.
Consistent with trends in the Catholic Church, Sacred Heart experienced
declining membership in the later half of the 20 th century. In 2001,
Sacred Heart has 264 individual members. Church employees estimate
that 70 of its members are over 65 years of age. 9 In the past decade,
9

Interview with Joanne Hoffart, February 2001

Page 18

Father Gregory Robi, O,S.B.
Died J<lnruJlj' 1, 1945
The end ofan era
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attendance fell from its peak in the early 90s but did not exhibit a sustained directional trend. Office of the
Clergy attendance counts for the last ten years demonstrated in the below chart: .

Figure 3: Sacred Heart Church Attendance Average per Weekend
Sacred Heart Church Attendance Average per Weekend
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By the mid-90s, the challenges of a
declining membership were compounded
by a lack of broad leadership within the
church and finanoial instability.
The
parish owned four 100-year old buildings
in need of substantial repairs and cash
flow was negative.
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Father Joe Baccellieri's appointment to
Sacred Heart Church in 1998, while only
as a part-time priest, represents a major
turning point for the church. His first act
was to re-convene the Pastoral Council
and focus its members on addressing the
parish's
challenges,
including
membership
decline
and
property
redevelopment.

Source: Archdiocese Office of the Clergy

In 1998, Sacred Heart stood poised to respond to the redevelopment pressures brought forth by the market,
the City, the Brooklyn Neighborhood and the Catholic Church. Redevelopment offered the hope of furthering
Sacred Heart's fundamental goals of increasing membership and strengthening its connection to the
surrounding community. The following section presents the process undertaken by the Pastoral Council
between 1998 and 2000 to create a deVelopment program.

Sacred Heart Church Development Application
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CREATING THE DEVELOPMENT VISION
In December 2000, the Sacred Heart Pastoral Council adopted a development program, a milestone in their
two years of consensus building to establish a vision for the church's future. This initial development
program was achieved through internal dialogue, conversations with private developers and funding sources,
site visits, and the consideration of numerous land use options. . The Pastoral Council also undertook and
participated in significant outreach efforts within both the Sacred Heart parish and the Brooklyn
Neighborhood.
This section describes the Pastoral Council's efforts, through the timeline graphic with accompanying
narrative. A land use decision chart is also included, further documenting the land use options the council
considered and the rationales that have guided their process. This documentation provides both the
Archdiocese Housing Office (who will review Sacred Heart's development application) and the Pastoral Council
itself with an overview of their efforts, and a summary of community input from both the parish and the
neighborhood.
The Process Timeline displays the major outreach efforts undertaken and development options considered by
the Pastoral Council. The following narrative expands upon each item within the timeline.
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Figure 4: Process Timeline
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Process Timeline
The following narrative provides an explanation of the critical elements detailed in the Process Timeline. The
first section outlines the processes undertaken by the Pastoral Council that were targeted toward building
consensus among parishioners. The second section outlines their involvement in community processes
affecting future development on the site.

The Pastoral Council
Father Baccellieri convened the Pastoral Council to serve as his advisory body shortly after his appointment.
Establishing a leadership body comprised of parishioners represented a broader-based and more democratic
direction within the church's leadership structure. The council's charge is:

To listen to the needs of parishioners, plan for the parish, evaluate programs and parish life, support
its pastor and ministers and staff both professional and volunteer, and model Christian community
especially through prayer.
Its first directive was to develop a Master Plan for the Sacred Heart property, which resulted in the adoption of
the following development priorities:
• Preserve the church
• Raze the Parish Hall
• Preserve the rectory
• Look further into options for the school building
• Develop senior housing on the Milwaukie Avenue lots
• Build a restroom in the church
The remaining narrative describes efforts that influenced this development program.
1. Discussions with Childswork

The Sacred Heart school building was most recently rented by Childswork to house its early childhood
education programs. The organization was forced to vacate the building in 1995 when the City condemned it.
In 1999, Shannon Newmark, Director of Childswork, expressed interest in financing the school building's
renovation in exchange for a 25-year, rent-free lease. Newark met several times with Sacred Heart staff, as
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well as the Archdiocese Housing Office and Sacred Heart's architects . The council voted 8 to 1 to accept her
proposal in August 2000 despite some disagreement over the appropriate length of the lease. However,
further research into the feasibility of the proposal revealed that redevelopment costs were prohibitive for the
early childhood development group. Conversations stalled in the spring of 2001 and are not expected to
resume.
H. Master Plan

Father Baccellieri contracted with Dibenedetto/Thompson/Livingstone Architects to develop a Master Plan
with $12,000 of pre-development funds granted by REACH CDC through the Milwaukie Action Plan. A draft
was distributed in February 2000; the architects will complete this plan when the Pastoral Council finalizes
its development program. The draft Master Plan includes:
• Results of listening sessions (described below)
• Floor plan for proposed parish center, school building as housing units, school building as educational
space and existing church, school, rectory and Gregory Hall
• Existing site plan
• Site plan for senior housing, school & parking on Milwaukie Avenue lots
• Evaluation of current condition of existing buildings by Walker/Diloreto/Younie, civil engineers, and by
MFIA Inc., consulting engineers
• Cost estimates for upgrading/ demolition of existing buildings
• Cost estimate for 60 units of senior housing with parking below
• Program needs for future Parish Center and for Waldorf School

m.

Discussions with Private Foundations

Some council members contacted private foundations as possible alternative funding sources for needed
building renovations, specifically for the school building. Foundation contacts include the Meyer Memorial
Trust, The Murdock Foundation, The Chiles Foundation, and The Spirit Mountain Community Fund. No
positive responses were received from these initial and informal inquiries; although Meyer Memorial requested
further information when the church has a firmer development plan.
IV. Discussions with Private Developer Brian McCarl

Jerry Baker, a Brooklyn landlord, introduced Brian McCarl, a senior housing developer, to Father Baccellieri.
Baker was familiar with a multi-family project developed by McCarl in the neighborhood. McCarl was
interested in developing and potentially acquiring a portion of the Sacred Heart site. He created a pro bono,

Sacred Heart Church Development Application
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conceptual Master Plan for three levels of senior housing over structured parking along Milwaukie Avenue, a
single story meeting hall replacing Gregory Hall, and the school building redeveloped into condos for seniors.
Father Baccellieri described McCarl as primarily interested in acquiring the site. However, the Sacred Heart
Parish is not authorized to sell its land, which is owned by the Archbishop.

v.

Discussions with Archdiocese Housing Office
Housing Office Director Father Maslowsky and staff first met with the Pastoral Council in April 2000, and
described the Housing Office's 'Village Concept.' .The concept involves a variety of senior housing types
i~tegrated with care facilities, in addition to other possible uses such as daycare.
Father Maslowsky described his office's process to develop property for Oregon parishes. It begins with a
parish application that documents outreach and consensus building, as well as consideration of market
indictors (demographics, market rents, etc.). Housing Office development involves acquisition of the parish's
property. The parish retains the sale proceeds but Village Enterprise, Inc., a subsidiary of the Housing Office,
retains land and building ownership. Divisions within the Office of the Archdiocese manage the newly
constructed buildings and the programs they house. The Housing Office coordinates comprehensive
development services, including obtaining financing and overseeing construction.
While involved in
development planning, the parish no longer owns or maintains the resultant development.

Outreach: Listening Sessions
The church sponsored listening sessions to elicit feedback within the church community. The following is an
overview of this effort.
Sponsorship:

Initiated and undertaken by the Pastoral Council, under the guidance of Father
Baccellieri.

Attendance:

Roughly 50% of the parish participated in the initial listening sessions; 100 adult and
15 children parishioners participated in prioritizing development objectives identified
through the sessions.

Outreach:

Announcements were made at Sunday masses two weeks prior to the event.
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Purpose:

To elicit feedback from the parish on its priorities for the Sacred Heart community
and physical properties. Feedback was collected to help develop a Master Plan for
the redevelopment of the church's property.

Process:

Seven evening, morning and after-mass listening sessions were scheduled over the .
course of a week. Parishioners were asked the following questions:
What do you like, dislike & dream for:
1.
The Sacred Heart parish
2.
The Sacred Heart neighborhood
3.
The Sacred Heart Church Building
4.
The Rectory
5.
Gregory Hall
The school building
6.
7.
The lots on Milwaukie Avenue
The sessions' results were distributed to the Pastoral Council, by question, to cluster
into themes. A volunteer consultant from Team Strategies helped to monitor the
council's analysis of listening session results that were displayed at Sunday mass.
Parishioners voted with two dots per category on "items that you believe will
contribute to the future of Sacred Heart Parish for the next 5,10, and 20 years."
Council members then ranked items according to votes received. Architects Steve
Thompson and Benny DiBenedetto arranged ranked items into the five goals
displayed in their Master Plan, shown below.

Outcome:

Council members ranked the list created through the listening sessions. This list was
transformed into development goals by Thompson & DiBenedetto, and published in
their draft Master Plan. These priorities are:
1.
2.

Clean and paint the interior and exterior of the church.
Negotiate with the Archdiocese for the development of Sacred Heart lots as
senior housing while maintaining control and use of the parking lot behind
the church.
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3.
4.
5.
Incorporation
into the Process:

Option 1: Negotiate with the Archdiocese to renovate the existing school
building into housing units.
Option 2: Negotiate with the school to renovate the existing bUilding.
Use the existing rectory as the parish offices and meeting spaces. Lease
additional spaces to create income for the parish.
Repair or replace any site and building hazards.

The Pastoral Council took the results from the listening sessions and incorporated
them into the development program.

Community Planning Efforts
This second 'track' of the Process Timeline describes the role that community-led planning efforts have played
in the Pastoral Council's development planning.

1. The Milwaukie Action Plan
The Milwaukie Action Plan is described fully in the Project Background and Context section and is the most
recent community planning effort.
11. The Brooklyn Neighborhood Plan
Also described in the background section, the Brooklyn Neighborhood Plan is included
Timeline as the City Council adopted policy document for the Brooklyn Neighborhood.

In

this Process

Outreach: Design Workshop
The church participated in a Milwaukie Action Plan design workshop. The following is an overview of this
effort.
Sponsorship:
Attendance:
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REACH CDC, Sienna Architecture Company
Community Members, Father Baccellieri, numerous Sacred Heart Pastoral Council
members.
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Outreach:

Invitations were sent to REACH's Milwaukie Action Plan mailing list of approximately
250 people.

Purpose:

During the creation of the Milwaukie Action Plan, residents expressed concerns
about the potential impact of growth on the Brooklyn neighborhood. As a result, the
plan broadened its scope to incorporate the creation of neighborhood design
guidelines. These were eventually incorporated into the document "Regenerating
Brooklyn's Main Street." During public design workshops, or' charettes, community
members explored the use and design of three Milwaukie Avenue sites actively
considering redevelopment, including the Sacred Heart Church site. The sites were
chosen "for a variety of reasons, including their redevelopment potential, location,
zoning and the property owner's willingness to offer their sites as case studies."

Process:

An open-public meeting was held on May 11, 1999 from 5:30 - 8:30 p.m. to consider
the opportunities and constraints presented by the proposed redevelopment of the
Sacred Heart Church site. Participants first considered the existing conditions of the
site and the following redevelopment program set-forth by the church:
• Sacred Heart Parish is developing a Master Plan for the site.
• Engineering evaluations are in progress.
• School is condemned and may be cost prohibitive to restore.
Possible
rehabilitation as condominiums.
• Meeting hall is old, new hall preferred. May be cost prohibitive to remodel.
• New hall accessible for community use without going through the church.
• Possible uses: elderly housing; community space

Outcome:

Several alternative schemes were discussed, including a "favored scheme that
included possible structured parking and a fairly dense mix of elderly housing and
community spaces."lO However, because attendees recognized that resources are
limited, a more conservative approach (with on-grade parking) is shown on the final
proposal.

10

Regenerating Brooklyn's Main Street: Design Recommendations. 1999.
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Attendees determined that a
community space works well in
this location.
The charette
generated conceptual designs
display two new buildings with a
total of 32 elderly housing units,
a
courtyard
providing
a
connection from "the community
to the church, and generous
pedestrian paths, which connect
to wide sidewalks on the streets.
The buildings are three stories
and incorporate architectural
detailing intended to blend with
the
character
of . Brooklyn
neighborhood."
Some
workshop
participants
expressed concerns about the net
loss of parking for this proposal
and the off-site parking impacts
redevelopment may bring.

Incorporation
into the Process:

11

Conceptual Design

A report was provided to Pastoral Council members who did not attend the
May 13, 2000 monthly meeting. "General consensus was that the neighborhood is
open to having unused Sacred Heart lots developed for senior housing."ll

June 2000 Pastoral Council Meeting Minutes.
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Land Use Decision Chart
The following Chart was prepared to aid the Pastoral Council in reflecting upon its decision making process
and was presented at the April 2001 Pastoral Council meeting. It was developed through meeting minutes
and interviews with council members. Its purpose is to provide a comprehensive summation of the land uses
they considered and as a tool to identify potential program elements that are further explored in the Market
Study.
Pizgure 5Deve opmen tProcess D eClszon Ch a rt
Use
Considered? Comments
Office

Retail

No

Yes

Early
Childhood
Development

Yes

Open Space

Yes

Home
Ownership

Affordable
Housing

No

Yes

Questionable connection to mission.
Limited land available for development; not
directly adjacent to retail core on Milwaukie;
perceived high-turnover in the area; lack of
control of end-users
Historic use on site; adds to generational mix
of parish community; enhances connection
between parish and neighborhood families
and would potentially bring new families into
the neighborhood.
Would like open space to be incorporated into
the design of any proposed development.
Provides a "one-time" financial benefit to the
church; does not offer long-term revenue
generation; results in loss of control of their
land; questions of ability to sell church
property
Interested in pursuing a mixed-income
project; would like to avoid a 100% affordable
project because the neighborhood already
has high percentage of "affordable housing;"
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Relates to
Mission?
Unsure

Unsure

Yes

Yes

Still under
consideration?
No, but no strong
opposition
Yes, but not seriously
as market indications
are poor
Yes, educational use is
the council's first
choice for a
redevelopment school
building
Yes, as one component
of development (size is
undetermined)

Yes

No

Yes

Yes, with reservations
that the affordable
units be for seniors and
that some market-rate
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Market-rate
Multi-Family

Yes

Senior
Housing

Yes

Assisted
Living for
Seniors

Yes

Adult Day
Care

Yes

previous affordable housing projects were not
well-received in the community
Concerned about off-site impacts, i.e. parking
and noise; neighborhood already has a high
percentage on "renters;" question degree of
investment into the community_
High percentage of seniors in the parish and
to
surrounding
neighborhood;
adds
generational mix of parish community; less
likely to create off-site impacts and generate
neighborhood opposition; other Catholic
senior housing projects have been successful
(St. Anthony's Village and Assumption
Village)
Concern that site is too small to develop the
necessary number of Assisted Living units to
be profitable
Perceived as generally feasible; believed to
meet a current market need

Yes

units will help finance
the project.
Yes, with reservations
and a stronger
preference for senioronly housing

Yes

Yes, most favored
choice

Yes

No, feel that small site
prohibits this option.

Yes

Yes, but has not
received much
discussion

While the chart represents a broad spectrum of uses, the Pastoral Council has coalesced around educational
uses and senior housing. The council supports bringing educational uses back onto its site. However,
endorsement of a specific educational program element has been stalled due to varying opinions on whether
the existing school building can be rehabilitated. The Pastoral Council is also unclear on what educational
uses would be most appropriate for the site, under either a redevelopment or new construction scenario.
The council is eager to move forward with the senior housing program element. They envisions a mix of both
market-rate and affordable units, and would like to maximize revenue while serving the region's need for
affordable housing. Senior housing is a natural fit with the church's aging population, and can directly
benefit the parishioners should they choose to move into the units. Senior housing appeals to the Pastoral
Council because it minimizes these perceived risks, and targets a population with which the Pastoral Council
is familiar.
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MARKET STUDY
Redevelopment of the Sacred Heart site will likely incorporate a variety of uses and a combination of
preservation, demolition and new construction. The market study focuses on senior rental housing, the
council's vision for the Milwaukie Avenue lots. While senior housing is only one element within the council's ·
development program, it is the most defined revenue-generating element and is supported by the strongest
consensus within the council. Market data will provide the Pastoral Council with information needed to fully
endorse this program element.
The market study also provides a brief overview of the immediate and future market for office and retail uses,
as potential elements within a mixed-use senior development along Milwaukie Avenue. This information is
intended to support the Pastoral Council's further refinement of its development program, and keep the
conversation broad during this exploratory stage.
This study is a compilation of economic and demographic data collected through a variety of sources. Viewed
together, the data suggests what use or uses will be most economically viable within the market study's area
of concern. The study analyzes data at the County, City, and neighborhood level and provides the following
elements:
•
•
•

Broad overview of regional economic trends that may influence any development within the region.
Demand analysis outlining demographic trends that can help the church better connect with the
community and exploring the housing needs and preferences of seniors.
Supply analysis investigating the church's preferred program elements and a use analysis exploring
alternatives to the church's preferred program.

Sacred Heart Church Development Application

Page 31

Regional Economic Trends
General macroeconomic data illustrates broad
regional trends impacting the demand and supply for
real estate. These regional statistics are included to
help describe the region, provide a snapshot of the
region's economic health and a basic understanding
of macroeconomic factors that may influence the
market area. Population, employment (both aggregate
numbers and sector growth), and income are typical
categories included in a regional analysis.
The
numbers below are for the Portland Primary
Metropolitan Statistical Area (PMSA).
Overall, the economy of the Portland Metropolitan
Region 12 and the state of Oregon is projected to slow
during the next 5 years.
However, continued
population growth will still fuel positive, though
slower economic growth.

Clackamas County
Columbia County
Multnomah County
Washington County
Yamhill County
Clark County, WA

Continued Population Growth
The region has grown at a rapid pace since 1990. The Portland PMSA swelled by over 225,000 residents, or
nearly 15%, in the past decade to 1,504,200 in 1999. The State of Oregon grew only 10% during this same
time period. The Portland PMSA's growth was led by Washington County, which added over 90,000 residents
for an 18% increase in .population. Multnomah County, in comparison, grew by only 8%. This rapid
population growth is forecasted to level off, and the Portland PMSA is expected to grow only 1.3% annually
until 2005.

12 According to the U.S. Census the Portland PMSA (Primary Metropolitan Statistical Area) consists of five counties in OregonClackamas, Columbia, Multnomah, Washington and Yamhill-and Clark County, Washington. Due to a lack of consistent data,
'Portland PMSA' here refers to Oregon counties only.
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Figure 6: Population by County for the Portland Metropolitan Region
Area

Multnomah
Clackamas
Washington
Yamhill
Columbia
Portland PMSA

State of Oregon

1999

646,850
326,850
404,750
83,100
42,650
1,504,200
3,300,800

Net Gain

AAGR13

2005

Net Gain

AAGR

(90-99)
63,350
47,350
91,750
17,500
5,093
225,800
453,800

(90-99)
0.8%
1.0%
1.8%
1.5%
0.8%
1.4%
1.0%

Estimate

(99-05)
19,250
40,450
49,450
8,800
3,850
121,800
265,400

(99-05)
0.5%
2.1%
2.0%
1.8%
1.5%
1.3%
1.3%

666,100
367,300
454,200
91,900
46,500
1,626,000
3,566,200

Source: US Census, Portland State Umverslty Center for PopulatIOn Research & Census

Low Unemployment
The unemployment rate for the Portland PMSA has remained at less than 5% for that last 5 years. The rate
was 4.3% in February of 2001, one percent lower than the state as a whole 14 . This continues the recent trend
of historically low levels of unemployment for both the Portland PMSA and the state as a whole. However,
unemployment is forecasted to rise during the next five years due to the projected slowdown in job creation.
Slowing Job Growth Rate
As unemployment rates and the national economy slow, job growth is expected to slow (see table below).
FigUre 7: Estimated Change in Non-Agricultural Jobs from 1995 to 2005
2005
Area
1995
2000
Net Gain
AAGR
(Estimate) .
(95-00)
(95-00)
142,949
Clackamas
111,987
128,722
16,735
3.0%
Columbia
9,145
9,989
844
1.8%
10,516
Multnomah
427,151
467,661
40,510
1.9%
484,525
Washington
176,007
210,080
34,073
3.9%
234,936
41,347
31,756
Yamhill
24,423
28,560
3.4%
748,713
845,012
96,299
2.6%
904,682
Portland PMSA

Net Gain

AAGR

(00-05)
14,227
527
16,864
24,856
3,196
59,670

(00-05)
2.2%
1.1%
0.7%
2.4%
2.2%
1.4%

Source: State of Oregon Office of Economic AnalYSIS
13
14

AARG - Average Annual Growth Rate
State of Oregon Department of Employment, State of Oregon Office of Economic Analysis
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Much of the job growth of the 1990s was fueled by an increase in high tech jobs. However, the global demand
for computer chips has begun to wane, reducing the demand for these jobs. While approximately 30,000 high
tech jobs were created during the 1990s, only 5,000 new jobs are projected for the next 5 years 1S . Below are
the largest employers within the region.
Figure 8: Largest Employers in Portland (PMSA)16

Rank
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Company
Intel Corporation
Fred Meyer Inc
Oregon Health and Science University
Providence Health
Legacy Health
Freightliner
Nike
U.S. Bank
Safeway
Kaiser Permanente

Employees
11,000
10,100
9,300
8,938
6,731
5,000
5,000
6,533
4,500
4,287

Sector
Microcomputer components
Retail / Grocery
Education, Medical research
Health care
Non-profit health care
Diesel trucks
Athletic footwear
Banking
Grocery
Health Care

Source: State of Oregon, Department of Employment

Slowing Income and Housing Price Growth

During the past decade, median-housing prices grew at nearly twice the rate of median household income.
Housing price increases are projected to slow, largely due to lower costs of raw building materials such as
lumber 17 . Future housing price increases are projected to grow at a rate comparable with increases in
median household income. This decline in price growth may enable absorption of the excess housing demand
generated in the 1990s.

16 Rank is based on Full-Time Equivalent (FTE) Employees, however numbers are based on total employees. Data is from State of
Oregon Department of Employment
17 Based upon price projections for softwood lumber from the 2001 U.S. - Canadian Softwood Tariff and Trade Agreement.
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Future incomes are expected to slow slightly as well. The worldwide reduction in demand for computer chips
will lead to a trickle-down effect on Portland's. large employers. Intel and other high-tech firms have begun to
cut back on hiring. With fewer of these high-paying jobs, income growth for the region will slow.

. the P0 rtl and Me t ropo l't
I an
1.flYJe 9 : Iincomes andHousznq Prices In
Net Gain
AAGR
Income

1990

1997

Median HH
Median Home
Price

$25,661

$34,381
$156,900
(1998)

$92,000

(90-97)
$8,720

(90-97)
4.8%

$64,900

8.5%

Remon
$40,946

Net Gain
(97-02)
$6,565

(97-02)
3.8%

$184,000

$27,100

4.1%

2002  Projection

AAGR

Source: Leland Consultmg

Regional Economic Trend Highlights

Almost all economic indicators for the Portland region are positive. Popula~on, job growth, and median
household income are all forecasted to continue to grow, albeit at a rate slower than the previous decade.
Unemployment looks to remain at record low levels. These general trends mean that demand for most forms
of real estate will continue to grow and new supply will have to be created to meet this demand. Therefore the
general outlook for development remains positive.
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Market Demand
I
!I

The Brooklyn Neighborhood, like many other inner-city neighborhoods in Portland, is undergoing change.
This change is important because the Brooklyn Neighborhood forms a portion of the market area for any land
use on the Sacred Heart site; however, the market areas for most land uses considered in this report are
larger than the neighborhood. Neighborhood demographics are most fundamental to Sacred Heart's mission
to better connect with and serve its surrounding neighborhood. In this sense, the neighborhood comprises
the demand for Sacred Heart services. This is not a traditional market study element but is of use to the
Pastoral Council: understanding who lives in the Brooklyn Neighborhood will help the Pastoral Council to
better explore ways to intersect with the interests and needs of its surrounding community.
The demand component of the market study further explores demographics within the region's senior
population, based upon the regional market area from which a faith-based senior project will draw. Housing
products for seniors must respond to the unique characteristics of this population. This section also reports
survey data describing senior housing preferences, to help interpret demographic trends and illuminate the
concerns that guide senior housing choice.

I

!I

Methodology

The Brooklyn Neighborhood is defined as a .5 mile radius from the Sacred Heart site. The maps below
demonstrate the close correlation between this radius and the actual neighborhood boundary. This
alternative definition is justified because of the greater availability of current demographic data that it
provides, and the greater relevance of distance (than jurisdictional boundary) in determining the market for
any land use.
The Brooklyn Neighborhood data analyzed in this study include the 1990 census data and estimated data for
2000. The 2000 data for the census tract level will not be released until spring of 2002, therefore the 2000
data included in this analysis has been extrapolated from past trends. The trends are forecasts that are built
from an analysis of current (1990-96) and past (1980-90) change and are measured from local estimates and
time series' analysis of the changes in residential delivery statistics from the U.S. Postal Service. Past trends
are assessed from 1980 and 1990 census counts. 18

18

CACI Marketing Systems. www.infods.com
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The City of Portland data analyzed in this study included 1990 and 2000 Census data, and data from the
American Community Survey (ACS). Only current population counts are available via the 2000 U.S. Census.
The 1999 ACS is used for all other current demographic information (including age, race, education, and
income). The ACS is an auxiliary survey implemented by the Census Bureau and is based upon a one in six
sampling size, as is the 'long form' of the decennial census.

Population
Prior to 1990, the area surrounding the Brooklyn Neighborhood declined in population. During the 1980s the
neighborhood experienced a 3.1% decrease. 19 Neighborhood growth during the 1990s was barely discernable
at 0.15% annually or 50 new people over 10 years. In contrast, the rest of Multnomah County grew at a
steady rate of 1.3%, while the region as whole exhibited even stronger growth at 2.0% per annum. This lack
of growth, especially when compared to the rest of the city, illustrates the difficulty the neighborhood has had
attracting new residents and creating new housing units. While household size has decreased slightly, this
accounts for a loss of only 36 residents over 10 years. New residents could potentially spur revitalization of
the neighborhood and in turn, Sacred Heart Church.
However, since Brooklyn is an established
neighborhood, there is limited opportunity to create new housing units.
It
Pirgure 10 F
opu
a 'lOn andBouse h 0 ld Thend s
Area
1990
2000
I

I

Brooklyn
Households
Persons Per HH
I Multnomah County
I
Households
Persons per HH
Portland PMSA
Households
Persons per HH
Source: U.S. Census and

19

3,260
3,310
1,477
1,516
2.18
2.21
583,887
660,486
242,320
272,098
2.41
2.42
1,277,399 1,541,871
501,478
614,568
2.55
2.51
CACI Marketing Systems

Net Change
AAGR
(90-00)
(90-00)
0.15%
50
39
0.26%
(0.03)
(0.0014%)
,
76,599
1.31%
29778
12.29%
N/A
N/A
2.01%
264,472
113,090
2.25%
N/A
N/A

2005
(Estimate)
3,334
1,531
2.18
666,116
N/A
N/A
1,626,070
N/A
NjA

Net Change
(00-05)
24
15
0.0
5,630
N/A
N/A
84,199
N/A
N/A

AAGR

(00-05)
0.07%
0.09%
0.00%
0.17%
N/A
N/A
1.09%
N/A
NjA

Leland Consulting Group. Milwaukie Action Plan Market Study. 1997.
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Age Structure

The table below describes the change in the aging population between 1990 and 2005.
Figure 11: Population Age Structu,..re_:_ ......_"""1""'_ _ _.....,._ _ _ _.,......_ _ _....,.._ _ _.....,._ _ _ _~---....
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The 45 to 64-age group increased dramatically between 1990 and 2000 for the neighborhood, county and
region. This increase is expected to slow to half its rate by 2005. This contingent (45-64) comprises only
13.9% of the population in Brooklyn, but roughly 23% of the population for the region. Likewise, Brooklyn
has a relatively smaller senior population over the age of 65 (8.4%) compared with the regional percentage of
10.74%. Brooklyn's smaller middle-aged and aging population suggests that the neighborhood has a
relatively small market base of senior housing consumers. However, the neighborhood comprises a small
portion of the regional market area.
Projections for the Brooklyn Neighborhood estimate 22 new seniors (over 65) by 2005; the region as a whole
expects to incorporate 9,216 seniors in this same timeframe. This represents the potential new demand for
senior housing. More significantly, almos't 60,000 additional people will join the 45-64-age cohort over the
next five years. These people are beginning to think about long-term housing needs as they near the end of
their working careers. They represent the future consumers of senior housing.

Racial Composition
Brooklyn Neighborhood's minority population grew from 14.9% to 20.1% between 1990 and 2000. While it
was slightly more diverse than the City in 1990, in 2000 it was slightly less diverse. Asian population
doubled as a percentage of Brooklyn's population in this time period to nearly twice the City average.
Brooklyn has historically had a higher percentage of Hispanics; the neighborhood incorporated 112 new
Hispanic residents between 1990 and 2000, and is projected to incorporate 51 new Hispanic residents by
2005. This popUlation is important to Sacred Heart because Hispanics, who are predominately Catholic,
represent potential new parishioners and potential users of housing services developed on the Sacred Heart
site.
Figure 12: Racial/Ethnic Composition
Brookl
1990
ucaslan
Mrican American
Hispanic Origin
Native American
Asian
Other

3.9%
4.2%
1.6%
7.5%
1.9%

Ci
1990
4.8%
7.5%
1.6%
10.5%
3.2%

23.1%
78.6%
0.0%
40.0%
68.4%

6.0%
2.0%
1.0%
4.0%
1.0%

of Portland
2000 % Change
6.6%
6.8%
1.1%
6.3%
3.5%

10.0%
240.0%
10.0%
57.5%
250.0%

Source: u.S. Census and CACI Marketing Systems
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Income
Brooklyn has largely paralleled City trends in income growth. Incomes grew well beyond inflation, roughly
4.7% per year for both the neighborhood and the City. Less than 30% of Brooklyn households now earn
under $25,000 per year versus 57% in 1900. However, Brooklyn incomes still lag slightly behind those of the
City. Housing demand is highly income elastic; increases in income directly correspond to increases in
housing demand.

Figure 13: Brooklyn Household Income Distribution

Figure 7 - Household and Per Capita Income
Brooklyn Neighborhood
1990
2000
%Change
Median Household Income
$24,195 $35,575
47.03%
Per· Capita Income
$12 ,618 $18,668
47.95%
City of Portland
1990
%Change
2000
Median Household Income
$25,592 $37858
47.93%
Per Capita Income
$14,478 $21,287
47.03%
Source: U.S. Census and CACI Marketing Systems

Source: CACI Marketing Systems
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Educational Attainment
In addition to becoming a more affluent and racially/ethnically diverse neighborhood, Brooklyn is seeing an
increase in residents with secondary degrees. The number of residents receiving a four-year degree doubled
from 1990 to 1996; nearly 30% of Brooklyn's population held a bachelor's degree in 1996.

Figure 14: Educational Attainment
Educational Attainment, Age 25+

Brookl
1990

Ci
1990 ·

egree

o

14.0%
8.0%

29.0%
6.0%

107.1%
-25.0%

17.0%
9.0%

of Portland
1996
% Change
o

o

18.0%
10.0%

5.9%
11.1%

Source: U. S. Census

Highlights of Neighborhood Demographic Changes
The regional growth in incomes and senior populations will generate increased demand for senior housing,
although the Brooklyn Neighborhood may contribute little to this demand. In addition, the growing Hispanic
population both within the neighborhood and the region provides another market segment for Sacred Heart to
target. These factors support development that targets the needs of seniors.

Regional Demand for Senior Housing
The market area, as defined here, for Sacred Heart senior rental housing is the entire Portland MSA. This is
justified by the unique nature of faith-based senior housing. Faith-based housing communities comprise a
small percentage of housing products in the Portland region; there are fewer still within the Catholic
denomination. This market area definition is supported by the experiences of St. Anthony's Village, a Catholic
senior housing and care facility in outer Southeast Portland. Completed in 1998, St. Anthony's Village
attracted residents from throughout the metro area and across the nation; only half of its current popUlation
originated from Southeast Portland, the development's initially projected market area. Therefore, Sacred
Heart development should consider the entire region its market area for a faith-based development.
Before further exploring demographics within the region's aging population, it is helpful to understand the
national changes in age structure. According to U.S. Census figures, in the past twenty years the segment of
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the population 65 and over grew twice as fast as the national population as a whole. By the year 2010, the
baby boomer generation will reach retirement and one-quarter of the U.S. population will be at least 55. By
2050, the 55+ cohort will account for nearly one-third of the U.S. population. It is estimated that this group
has almost twice the discretionary buying power of the U.S. population segment below age 35. The fastest
growing age group is individuals aged 85 and older. This group currently comprises 2.5% of the population,
and will climb to 5.2% of the population by 2050. 20 On a very broad level, it appears that the demand for real
estate tailored to the needs of seniors will continue to rise.

Who are the Region's Aging?
Understanding senior housing needs requires looking more closely at the characteristics of the aging
population. Within the number of seniors and future seniors described above, fragility is a key determinant of
the demand for housing that provides care services. Predictably, fragility rates increase with age; their impact
on the effective demand for senior housing services is illustrated below. Above the age of 85, 83.62% of the
population are frail and poor candidates for market-rate apartment living. The age cohort 65-74 is growing,
although not as rapidly as those above 85. However, in the next five years the 55-64 cohort is expect to grow
7.61 %. A market-rate development should either target these younger, aging baby boomers or consider
coordination with care providers.

Fi19ure 15 F'1iall
Tt~JJ R ae
t
~e

65-74
!Number iri Multnomah County, 2000
80,269
14.96%
[percent frail
68,261
!Non-frail total
Source: U.S. Census, Capltal Consultmg Group, 1997.

75-84
62,108
34.57%
40,637

85+
23,049
83.62%
3,775

Gender ratios also vary among the aged population. For future seniors (45-64), the gender balance is roughly
equal with 50.5% females. 21 By age 65-74 this has increased to 57.7% and above 75 it climbs to 64.9%.
20 Pearce, Benjamin W. Operations Management and Marketing for Assisted Living, Congregate, and Continuing-Care Retirement
Communities. Senior Living Communities. 1997
21 American Community Survey. This study uses available data to describe and approximate the regional market. In some cases,
the most recent and detailed data is for Multnomah County alone. When county data is used, the reader should keep in mind that
Multnomah County comprises approximately one-third of the regional population. This discrepancy should be kept in mind while
reviewing the data below.
I

I
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Minority rates are similarly different; percent Caucasian increases with age. Within the female population,
future seniors (45-64) already display a lower minority rate than the population as a whole (11.9% versus
22.1 %). For those females aged 65-74, minorities decrease to 10%, and to 5.9% for females above 85.
Therefore, the development and marketing of any senior housing project will therefore need to establish a
target age group, and address its unique characteristics in the project's design and marketing.
Senior Household Structure

The figure below describes the living arrangements of those over age 65. The most common arrangement
(34.6%) is a person living alone, followed by living with others as a non-household head (34.4%). This
category includes all seniors who did not describe themselves as the householder, or head of the household.
This could include those who live in relatives' Figure 16: Senior Household Structure
homes, in institutions, or those who share
housing with non-relatives.
The third
Senior Household Structure
largest contingent (25.2%) is married
seniors.
Married couple,

The American Association of Retired
Persons (AARP) regularly publishes a
national housing survey of consumer
preferences, concerns and needs of persons
over 50. Its 1996 study, Understanding
Senior Housing:

Into the Next Century,

found that more survey respondents share
their own home (67%) rather than moving
in with someone else (29%).22 This parallels
the ACS finding that 65.6% of seniors
define themselves as the household head.
AARP surveyed people over the age of 50 for
its '96 study. The study found a 41 % marriage

Non household

no kids

head

25%

Male with kids
4%
Female with
kids
. 2%

Person alone
35%

Source: American Community Survey, 1996

AARP. Understanding Senior Housing: Into the Next Century Survey of Consumer Preferences, Concerns and Needs. September
1996.

22
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I

I

I
rate within this broader population, as compared to the 25.2% rate for those over 65 in Multnomah County.
The AARP study confirmed that living alone increases with age. Nationally, 70% of those 75 and older are
either widowed (60%), divorced (5%) or never married (5%).23 Those who live alone are also more likely to be
renters (56%), rather than homeowners. Because family structure varies with age; the demand for housing
type will vary with the defined target market. For instance, an age-restricted development that accepts people
over 50 will likely require more two person units than would a development designed for those over 65.
The AARP study also identified that seniors who share a home with grandchildren or children tend to have
incomes under $12,000 per year.
These household structure statistics do not illustrate an obvious market for market-rate, age-restricted
apartments. Non-household heads and those who live with children are less likely candidates, as they are
already living in a community setting and may be frailer than the independent community. However, AARP
results imply that those who share housing may be less capable of affording housing independently, and may
welcome an affordable opportunity to live alone. Likewise, solo homeowners and renters may in fact comprise
a relatively more frail senior popUlation, since solo living correlates with age and the death of a spouse. These
seniors may desire a stronger sense of community, but they may also be in need of care that they are not
currently receiving.

Senior Homeownership Rates
Senior housing literature cites homeownership rates among senior citizens as between 77% and 84%,24 10
20% higher than the rate for .the popUlation in general. This study assumes an 80% senior homeownership
rate for the Portland metro region, an average from the national literature. This number is highly significant
in assessing the demand for senior rental housing since becoming a rental tenant will mean selling their
home. The majority of seniors own their homes outright. 25 Renting at current market-rates will not only
increase monthly expenses but will likely require spending the accumulated equity. This scenario may be
unattractive to seniors, especially given the increased tax exposure of selling a home, loss of equity
appreciation, and the possibility of significant future medical and care costs.

Contemporary Longterm Care Magazine (www.cltcmag.com/admin/features)
24 Home Sharing Clearinghouse, Contemporary Longterm Care Magazine (www.cltcmag.com/admin/features). AARP, 1996.
25 Contemporary Longterm Care Magazine (www.cltcmag.com/admin/features)
23
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Portland is described as an "aging in place" market. 26 This designation means that Portland has not
experienced a significant sustained loss of youth or influx of retirees. In this type of market, the elderly will
. typically remain in their home as long as they are physically and financially capable.
The AARP study found that in all markets, the majority of seniors avoid
moving. Significantly, the study found that 83% of those surveyed agree with
the statement: "What I'd really like to do is stay in my own home and never
move."27 This sentiment increases with lower levels of education (94% for no
high school diploma, 72% for those with a college degree), widowed people,
those who own their homes outright (90%), and age. Many seniors believe
this desire is attainable: 70% of respondents believe they will always live in
their current residence. For the vast majority of seniors, 'current residence'
describes a detached single-family home. Only 11 % of survey respondents
live in a multi-unit building. Respondents also reported a preference for a
residence the same size as their current home (67%). Lastly, seniors reported
a high level of satisfaction with their neighborhoods (73%). Satisfaction rates
were slightly lower for city dwellers (60%) and households with incomes less
than $12,000.

83% of those

surveyed agree with
the statement:
((What J'd really like
to do is stay in my
own home and never
move. "

These figures imply that attracting home-owning seniors to the rental apartment market will be difficult.
Seniors prefer their suburban-style homes and neighborhoods and the vast majority plan to stay in these
homes throughout their lives. In addition, home equity is the primary source of wealth for Americans.
Current homeowners must weigh expending this asset against the benefits offered by any senior housing
development.

Care Facility Preferences
While seniors express an overwhelming preference not to move, if moving were a necessity, the AARP study
found that 69% would prefer moving to a care facility over moving . into a friend or relative's home.
Respondents reported a preference for small homes or apartment buildings with special services over
Capital Valuation Group. St. Anthony Village Market Study. September 1997.
27 AARP. Understanding Senior Housing: Into the Next Century Survey of Consumer Preferences, Concerns and Needs. September
1996. Pg. 43.
26
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'traditional nursing home settings.' Seventy-six percent of respondents would prefer to live in a mixed-age
community, but less than half (48%) of those surveyed prefer a mixed-age multi-unit apartment building, if
they were ~o live in an apartment.
Survey respondents ranked the "most important" services for seniors to have within walking distance: Food
store, 54%; public transportation, 45%; drugstore, 42%; doctor's office, 17%. The importance of these
amenities increased for those who currently enjoy them. The survey also describes neighborhood features
"very important" to the senior population: housing availability at different prices, 28%; public transportation,
27%; and living near people of different backgrounds, 15%. The importance of housing availability and public
transportation was greater for renters (45/46%). Current city dwellers reported a higher desire for diversity.
Neighborhood and facility preferences bode well for a small, age-restricted building in a diverse neighborhood
with accessible public transportation. However, these preferences are described within the context of 'if you
had to move,' and assume the .availability of care that cannot be realized within seniors' single family,
suburban homes.

Senior Incomes
This figure shows that over three-quarters of seniors over age 65 earned less than $25,000 in 1996. Elderly
households tend to be among the nation's poorest due to their fixed incomes. Multnomah County's
Consolidated Plan further defines the income breakdown ' of the county's aging population. Over 25% of
individuals age 60 and over had annual incomes of less than $10,300 (roughly 10,000 individuals), and
nearly 10% of people 60 and older lived below the poverty level of $8,240. (roughly 4,500 individuals) .28

City of Portland, City of Gresham, and Multnomah County Housing and Community Development Commission. Consolidated
Plan 2000-2005. Section 4-18.
28
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Figure 17: Senior Incomes in Multnomah County, Oregon

Income of seniors over Age 65, 1996
80.0%
70.0%
60.0%
50.0%
40.0%
30.0%
20.0%
10.0%
0.0%
No income

$1 to $24999

$25000 to
$49999
Annual Income

$50000 to
$74999

$75,000+

Income is an important element of
demand; it describes the resources that
seniors could apply to housing. Income
figures
reveal
that
seniors have
significantly fewer resources to dedicate
to rental housing than do non-senior
populations.
The median household
income for the City of Portland was
$37,858 in 1999. However, seniors have
substantial equity in their homes.
Estimates of the demand for senior
housing need to include not only income
but housing wealth, as moving will likely
be premised upon the sale of a home for
approximately 80% of Portland region
seniors. In January 2001, Portland's
median
home
sales · pnce
was
29
$166,900.

Source: American Community Survey, 1996

Although seniors describe an overwhelming preference to remain in their homes, this equity should be
considered when determining the resources that seniors can dedicate to new housing or a care facility.

Impact of Medicare and Medicaid on Senior Incomes
As the nation's largest insurance programs, Medicare and Medicaid strongly effect the demand for senior
housing by increasing seniors' incomes. Medicare provides 90% of public funding for long-term care services.
Projections indicate that it will soon account for up to 25% of state budgets. Seniors over 65 qualify by
working at least 10 years in Medicare-qualified employment. Younger people with disabilities also qualify.

29

The New Oregon Trail, www.teleport.com/-garski/
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Basic Medicare helps pay for hospitalization, skilled nursmg facility servlces, home health servlces, and
hospice care. 30
Medicaid is a health insurance program for low-income people. Eligibility, benefits and payment rates vary by
state. Certain low-income people and recipients of Supplemental Social Security Income also qualify.
Medicaid is dispensed through county Aging and Disability Services offices; each Medicaid recipient is
assigned a caseworker that determines the type and extent of care a client requires.
In Oregon, Medicaid will pay for residential care, nursing homes, Assisted Living, adult foster care and Adult

Day Care (see Appendix for definitions). To be eligible for assistance with any type of housing, an individual
or a couple cannot earn more than $1590/month in 2001. To be eligible for nonresidential services such as
Adult Day Care, an individual cannot earn more than $531.70/month and a couple cannot earn more than
$796/month. Medicaid determines the percentage of a facility's fees that an individual can contribute and
pays for the remainder. Care facilities that accept Medicaid clients receive the same revenue as they would
from a client paying from his or her personal resources. However, care facilities must be Medicaid certified to
receive Medicaid funds. Because Medicaid and Medicare are such an important component of seniors' cash
flow, their structure and administration effect the demand for senior housing.
Conclusion

Although demographics demonstrate a growing
rate, age-restricted rental units. Seniors live
indicate a disposition toward apartment living.
for single-family home ownership.
Survey
neighborhoods and longtime homes.

senior population, senior preferences do not support market
in a variety of household structures, none of which clearly
Homeownership rates, however, clearly indicate a preference
results indicate that seniors prefer to remain in their

Senior demographics also indicate that a substantial percentage of seniors will need care. Facilities that
provide on-site care allow seniors to age in place when they are no longer physically able to remain in their
homes. Seniors moving to these facilities do not expect to move again, as opposed to traditional apartment
living, which may require a future move as finances and health dictate. Affordable units are also attractive to
. seniors with low cash flows, and those who have been unable to purchase homes. These finding support the
incorporation of either care provision or affordable units into the Pastoral Council's development program.
30

'Medicare Basics', www.medicare.govIBasics
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Senior Housing Supply
The Sacred Heart's visioning process and the resulting Master Plan identified senior, mixed-income
apartments as their preferred use for site development. However, the demand analysis indicated that the
market for age-restricted market-rate apartments is minimal. As a result, this section takes this analysis
further by individually investigating · each proposed program component and potential alternatives to
determine the combination of elements with the greatest market support.

Senior Housing
An analysis of existing senior housing supply revealed that either continuum of care or affordable senior
housing dominates the market. Therefore, this study informs the Pastoral Council's decision-making process
by providing information on the housing models that do exist in the market. These models include:
• Housing that includes care services- Assisted and Independent Living, that allow seniors to age in place,
and
• Affordable housing, essentially market-rate apartments with an age restriction
• Lastly, the study will explore faith-based senior housing to quantify the value of this added amenity.
Independent Living Facilities (ILF)

Independent Living is typically an age-restricted multi-unit housing development with self-contained units for
older adults who are able to care for themselves. Sometimes defined as "Congregate Care", this type of
housing offers the opportunity to share activities of daily living with other residents. For example, some
facilities may encourage socialization through the provision of meals in a central dining area and scheduled
social programs. The flexibility that Independent Living offers is attractive to many seniors because it allows
them to be independent with reduced responsibilities and stress.
An important consideration for seniors choosing an Independent Living option is the necessity of relocating as
they age and require assistance. Unless the community has an Assisted Living program, it is not equipped to
provide increased care as the individual ages. An ILF does not typically offer services to assist with "activities
of daily living," such as bathing, dressing, and medication distribution. This may result in the individual
needing to transfer to an Assisted Living or continuing care facility at a later time. Costs range from $1,000
$3,000 per month, depending on its location, services, and care options. Some facilities accept state funding,
but private payment is more common.
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Assisted Living

In general, Assisted Living Facilities are state-licensed programs with services that include meals, laundry,
housekeeping, medication reminders, and assistance with Activities of Daily Living (ADLs). Assisted Living
Facilities are generally regarded as one to two steps below skilled nursing in level of care. Approximately 90
percent of the country's Assisted Living services are paid for with private funds, although some states, like
Oregon, have adopted Medicaid waiver programs.
Assisted Living Facilities offer a lower-cost alternative to nursing home
care while maintaining varying service levels that allow seniors to age in
place. Assisted Living facilities have the ability to offer an increasing
amount of ancillary services such -as therapies, pharmacy services and
home care provision. In this way the system can maximize its revenue
potential by controlling market share across the continuum and retain its
customer base as their needs change over time. 31
Additionally, a survey of lenders demonstrates that they are more
comfortable lending on projects that are diversified in the range of service
provided and as a result are more stable over the long run. As managed
care becomes more widespread, physician groups will increasingly control
health care dollars. Medicare risk programs will encourage physicians to
look to Assisted Living communities with respite or transitional care units.

"Prospects for solid
growth in the senior
housing industry
remain very brightJ
especially in assisted
living.
JJ

Benjamin Pearce, Senior Living
Communities_

Methodology
To provide the Pastoral Council with options to refining its development program, a survey was conducted to
evaluate the type of senior Living facilities available. This survey, conducted from telephone interviews,
inventories the amenities offered, vacancies, and average rents. The development options include continuum
of care, affordable, and faith-based housing facilities. Finally, non-age restricted market-rate housing is
evaluated as an alternative to senior housing.

31

Ibid.
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Local Market

The following figure contains a sample of Independent and Assisted Living facilities on the market. This
information provides a snapshot of the type of available facilities and is not intended to reflect a
comprehensive digest of all properties in the region. Instead, it offers an overview of existing developments
and demonstrates wide variations in the types available. Developments differ in age, overall size, rents,
square footages, services, and amenities. Because these characteristics are interdependent and vary
considerably, broad genenilizations are difficult to assert.
However, one significant factor emerges from this comparison. Vacancy rates are low at an average of 4.67%
for Independent Living and 2.67% for Assisted Living Facilities surveyed. This result further supports the
demand and supply analysis which demonstrates market demand for senior housing with services in the
Portland metropolitan region.
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Figure 18: Survey ofAssisted and Independent Living Facilities
lName of

#
%
Total
Waiting
Units
Vacant
List

iAddress

Type of
Facility

1400 NE
r2nd

ndependent
113
Living

P800
lCarmen Oaks Carman
Drive

ndependent
145
Living

~ousing

lDevelopment

Calaroga
[rerrace

Summerfield SW
ndependent
Summerfiel
154
[clubhouse
Living
d Drive
IEstates
~017

IVineyard
iPlace

SE
Vineyard
Rd

ndependent
130
Living

lEdgewood
Downs

17799 SW
Scholls
Ferry Rd.

ndependent
127
Living

Edgewood
Place

14825 SW
ndependent
Farmington
Living
Road

Gresham
!Manor
lParkrose
Chateau
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19

0%

Avg.
% Units
Rentl
OneSq. Ft.
Recv. iAmenities
sf
Bed
Assist
Rent

$1,435

545

$2.63

None

lYou buy certain levels of care
~ncluding meals, housekeeping and
!certain medical

35

1%

$1,500

569

HUD
helped !Month to month/ activity
$2.64
finance tprograms / good food
building

0

1%

$1,625

605

$2.69

None

$2.81

ncludes housekeeping, utilities, 3
Imeals a day, cable, transportation,
None
iwasher / dryer, beauty salon, 24
Ihour security, exercise classes

2

2%

$1,550

552

nformation not available

20

8%

$1,350

540

$2.50

rrransportation program, weekly
shopping trips, activities,
None
~ousekeeping, linen, foods, toilet
lPaper/month to month lease

60

15

8%

$1,300

500

$2.60

None

ndependent
r2895 E.
102
Powell Blvd Living

26

15%

$1,600

550

$2.91

!Managers on-site 24 hours a day,
None IUtilities, meals, housekeeping,
inens, bus service, activities

47

5%

$1,625

538

$3.02

Security/ on-site managers,
None utilities, meals, housekeeping,
inens, bus service activities

3141 NE
148th
~venue

ndependent
107
lLiving

!Meals, housekeeping, van service,
~ctivities, month to month lease
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lName of
!Housing
iAddress
lDevelopment

jrype of
lFacility

!Bishop Morris ~420 NW
lMarshall
IPlace NW

ndependent
101
fLiving

~eigh Manor

Avg.
% Units
OneRent!
Sq. Ft.
Recv. ~enities
sf
Bed
Assist
Rent

11

2%

$1,685

165

34

0%

$1,675

k\ssisted
Living

96

0

2%

10606 SW
Assisted
Capitol
Living

51

2

k\ssisted
Living

73

10801 NE Assisted
lJiving
Weidler

~eigh
~i1ls

~921 N
~arvest Home !Roberts

~ve

Markham
House

II

Total
%
Waiting
Vacant
Units
List

ndependent
~iving

600

$2.81

10%

640

$2.62

None Suburban location with courtyard.

$1,675

600

$2.79

40%

nformation not available

0%

$2,525

553

$4.57

None

nformation not available

2

7%

$2,400

570

$4.21

None

nc1udes meals, weekly
ransportation, all utilities, 24-hour
staffmg,

63

0

0%

$1,415

640

$2.21

15%

lMedicaid only available for
Iresidents that are currently living
Ithere

29

8

0%

$2,500

550

$4.55

None

102

2

7%

$2,350

459

$5.12

30%

115

19

4.67% $1,159

552

$2.73

69

2

2.6'r'/6 $2,144

562

$3.91

~wy

Courtyard
6323 SE
Senior Living pivision

.

lOr.

Linon
Johnson
Assisted
lJiving

3800
Carmen Oaks Carman
Drive

Assisted
dving

Assisted
15727 NE Assisted
dving@
Russell St Living
Summerplace

Totals/
Averages.

Independent Living
Assisted Living
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Affordable Housing
As demonstrated in the demand analysis, middle- to upper-income seniors who are able to care for
themselves typically chose to maintain their primary residence. As a result, most senior apartments are
targeted toward low-income populations. This is further documented by the presence of affordable
developments on the market. For example, Multnomah County widely distributes a list of 97 affordable
developments available to low-income seniors. The U.S. Department of Housing and Urban Development
(HUD) measures affordable housing as housing units that are affordable for families with incomes at 30
percent of area median income. The demand analysis and the extensive supply of these facilities on the
market demonstrate that a strong need for senior affordable housing exists. Affordable housing should
therefore be considered as a development option for the Sacred Heart property.
Faith-Based Housing
Providing senior housing in combination with a place of worship is a relatively new model on the market. In

St. Anthony
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Village~

Assisted Living Facility
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recent years a number of developments have emerged in the Portland market. The presence of a place of
worship provides increased opportunities for interaction within the religious community. Seniors have high
rates of church attendance: 48% of people living in senior communities regularly attend church services. 32
The market opportunity for senior housing has been especially evident by the demand shown for other
housing projects developed by Village Enterprise. Village Enterprise is a nonprofit development division of the
Archdiocese of Oregon. In 1997, Village Enterprise developed a 127-unit senior housing project that filled
immediately. Today, there is a waiting list of nearly 200 seniors, with residents coming from as far away as
the East coast. Village Enterprises is constructing a 109-unit senior housing project in North Portland,
known as Assumption Village. While Assumption Village will not be complete until the summer of 2002, 60
people have committed to the project and others are being put on a waiting list until they can be supplied a
formal application. The success of Village Enterprise developments bodes well for Catholic faith-based
housing.
. the P0 rtland M e tropo l't
tan Area
Pil qure 19 L'tS t f',at'th-B ased Senzor oustng communz'ftes In
lName of
%
Total Year
Avg OneReligious
lHousin,
lDevelopment Address Units Bunt V acant Bed Rent Sq. Ft. Rent/ st Affiliation !Amenities
6140 SW
!Rose Schnitzer
~ewish worship, Assisted Living units,
Boundary 128 1997
3%
$1,550
$2.30
675
Jewish
lManor
~arages
Street
900 NE
Chapel, recreation room, laundry, meal
70
lBaptist Manor
1944 25%
$1,275
500
$2.55
Baptist
81st Ave
service
Oregon Baptist
1825 NE
~hapel, washer/dryer, TV, housekeeping,
Retirement
100 1969 10%
$1,415
$2.18
650
Baptist
108th
~arages
Homes
fairlawn Good
1280 NE
!Housekeeping, meal service, chapel,
Samaritan
5%
128 1975
$1,470
625
$2.35
Lutheran
Kane Rd.
F=ldjacent Nursing Center
~illage

~t. Joseph

Center

3060 SE
Stark

200+

1987

0%

NA

NA

NA

Catholic

~ng term care, Assisted Living, chapel,
Imeals, housekeeping, Alzheimer's Care,
Montessori School

32 Duff RW & Hong, LK. Age Density, Religiosity, and Death Anxiety in Retirement Communities. The Review of Religious Research.
Volume 37, issue 1. pp 19-32. 1995
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Market-Rate Alternative
While the Pastoral Council indicated a strong preference for senior specific housing, previous sections
demonstrated that the demand and supply of market-rate senior housing is limited. This study recognizes
the church's preference for housing for seniors by providing a detailed analysis of senior housing options.
However, the church also expressed an interest in market-rate housing. As a result, this section reviews the
general trends affecting market supply for non-age restricted market-rate housing. The purpose of providing
this additional market information is to provide the church another option to consider: as they move forward
in refining their vision.

Apartment Market
As stated in the Regional and Economic trends, Oregon has enjoyed economic growth with a low
unemployment rate and population growth for much of this decade. In the Portland metropolitan area, the
multi-family market responded with a construction boom averaging 5,500 units per year from 1985 to 1990.
From 1991 through 1993, just over 2,000 new units per year were constructed as a response to an overbuilt
market. 33
Since 1994, apartment construction has been strong with building permits averaging 7,000 units per year.
This increased apartment demand can be attributed to a 2.8 percent annual population growth rate the area
has averaged since 1990. 34 From 1997 to 1999, apartment construction dropped to just over 5,000 units per
year. This may be attributed to a sharp drop in the 1998 population growth, declining to 1.6%, coupled with
historic low interest rates that have allowed many former apartment dwellers to become first time home
buyers.

.Vacancies
The Fall/Winter 1999 McGregor Millette Report shows that the overall apartment vacancy rate for the
Portland Metropolitan area is 5.6%; a decrease from the 7.0% vacancy rate as of the Spring/Summer 1999
survey. Recent rates for close-in projects are even lower, down to 5.0% in fall/winter 1999 from 6.0% in the
spring of that year. Historically, vacancy rates dropped gradually between 1990 and 1995, according to The
Apartment Investors Journal, published by Norris & Stevens Realtors .. As unit supply outpaced demand,
vacancies increased to 5.8% in 1998 and have fallen steadily since then. Although only one of many relevant
RSPL Associates, LLC. Market Analysis, Portland Oregon. http://www.rspandassociates.com/market.htm
34 Ibid.
33
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factors, the rates for close-in projects indicate a tight rental market and a healthy environment in which to
develop.

Rents
According to the Barry Apartment Report, between 1990 and 1996 rents in the metropolitan area increased on
the average of 3.25% annually. The Apartment Report, published by Marathon Management, shows a 2.45%
increase in rents between 1996 and 1997. By 1997 the increased competition for tenants began to impact the
rental market. Between 1997 and 1998, rents increased only by 2.1%. Apartments in Multnomah County
registered the highest increase, averaging 3.0%, while rents for Washington County projects showed a
nominal increase of 0.24 percent.
These trends indicate potential "overbuilding" in suburban areas. However, market supply has generally kept
pace with demand in the central city. Specifically, "Southeast Portland is one of the hottest markets in the
metro area" which is attributed to an "inventory of many smaller projects with considerable character,
improving neighborhoods, capital investment by owners."35 These inner-city units are not impacted by new
competition in the suburbs. Many investors are cnasing these properties, and older renovated units are
selling at or above replacement costs. The Hawthorne neighborhood is particularly strong, with values now
exceeding those in the close-in west side urban area.
As a result, non-age restricted market-rate apartments in the Brooklyn Neighborhood may benefit from the
strong southeast apartment market and thus represents a development option for further consideration.

Figure 20: Average Apartment Rents in Portland, Oregon 11

--

AAlwW'

1997

,I

1998

1999

2000

$660.00
Total $635.00
$653.00
$706.00
Per Sq. Ft.
$0.75
$0.78
$0.77
$0.83
Average Unit Value $44,700.00 $45,647.00 $46,500.00 $51,382.00

(97-00)
2.8%
2.8%
3.7%

*Based on a 850 Sq. Ft, 1 bedroom, 1bath apartment.
Source: Marcus & Millichap Inc. "2000 Survey of Rental Real Estate"

3S

Mark D.Barry & Assoc. The Barry Apartment Report. Spring 1999.
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Alternative Use Analysis
In addition to examining the development options proposed by the Sacred Heart Pastoral Council, several
alternative uses were explored for possible inclusion in future development. This information is intended to
support the Pastoral Council's further refinement of its development program, and keep the conversation
broad during this exploratory stage. The alternatives explored are Adult Day Care, Retail~ and Office uses.

Adult Day Care
Adult Day Care services can help people with physical and cognitive impairments remain independent and
provide respite to care givers. Service participants often have difficulty performing familiar daily tasks, have
lost initiative, motivation or memory, or need a safe environment with supervision.
Local Market

There are three primary providers of Adult Day Care in the Portland PMSA. Volunteers of Ameri~a (VOA)
operate four locations on the social model; Providence Hospital and Tualatin Valley Centers offer programs on
a medical model. Because the VOA leases space for its programs and has partnered with churches in the .
. past, its program model is explored below.

Fitgure 21 Adu It D ay Care M aTk e t D aa
t
Eligibility
65+ or disabled clients of Aging and Disability Services
Rate to clients (or to Medicaid)
$46.50jfull day; $31.00jless than four hours
Approximately $52.00jfull day
Cost of care
CUents receiving Medicaid
50% averaged across all four locations
DaUy_ ca~acity
40 adults
Staffing ratio
1 to 5 (maximum of one aid for e .g. using the bathroom)
Staffing ratio at fraU adult facUities 1 to 4
Operating hours
7:30  5:00 M-F or M-S depending upon the branch
Income sources
• Private pay
• Medicaid
• Oregon Project Independence (state program with
higher income eligibility than Medicaid)
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Programs for clients

•
•
•
•
•
•
•
•
•
•

Grants
Cross-subsidization from other VOA programs
Some HMOs (Kaizer Ex~anded Care, Kaizer Plus II)
Discussion groups
Therapeutic activities
Courtesy breakfast, Loaves & Fishes lunch
Gardening, bingo, movies, other social activities
Training & support for caregivers
Showers
Medicine dispensation

Source: Lynn SchneIder, Volunteers of Amenca- Adult Day Care Dlstnct SupeIVlsor

Adult Day Care is not a revenue-generating program. The VOA operates below their cost of service and
supports its program with grants and cross-subsidies from other programs such as its thrift stores. VOA
managers describe the business as difficult to enter.
Private enterprises not sponsored by larger
organizations do not tend to thrive.
The VOA's .Southeast Portland Velma Burnie Center is the most financially sound of the VOA's Adult Day Care
facilities. It is housed in the VOA's headquarters at SE 6 th and Alder and operates at full capacity without a
waiting list. The VOA's other three locations are growing; two branches have recently moved to expanded
facilities. The Southwest location experiences the greatest demand for services; clients drive from as far as
Clackamas as there are few services available in Portland's west side.
The number of clients at an Adult Day Center is typically far above daily capacity, as clients may come as
frequently or infrequently as they require. This can make scheduling a challenge. The VOA markets its
programs in the immediate community and through citywide events such as the Convention Center's Senior
Expo. Most clients reside in each location's target area, approximately two miles surrounding each site.
Employees describe a great need for day services in minority communities, but state that marketing to these
communities is more difficult.
The VOA is a certified Medicaid Adult Day Care provider; certification requires quarterly reporting on issues
such as the ethnicity of its client base. There is no state licensing entity for Adult Day Care servlces;
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membership to the Oregon Association of Adult Day Services (OMDS) In maintained through voluntary
reporting.

Demand for Adult Day Care
While Adult Day Care is a use that is difficult to run as a for-profit business, the potential demand within the
community and the neighborhood is considerable. The figure below estimates potential users of an Adult Day
Care located at Sacred Heart Church. The estimation is based on the number of people with Alzheimer's
relying on friends or family for care. This market segment would represent the bulk of the users of an Adult
Day Care facility- the caregivers of the population who need an occasional respite or help in caring for family
members with Alzheimer's. The average annual cost of in-home Alzheimer care is $12,500 or about $34 a
day. Volunteers of America charges $45 per patient, making it a viable market alternative compared to in
home care service. While the Alzheimer's population would be the primary users, nearly all seniors would be
welcome including those suffering from other forms of dementia, or seniors that require some assistance with
daily living but don't need full-time care.
Figure 22: Estimated Demand for Adult

Care Services
Brooklyn

Estimated Population with Alzheimer's (65+)

Within I-MUe of . Multnomah
Sacred Heart
County

Portland
PMSA

46

190

13,835

30,479

33

137

9,962

21,945

Source: Green-Field Library of the American Alzheimer's Association, Portland State
University Population Research Center, CACI Marketing Systems.
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Analysis of Office Use
Office is a potential ground-floor component to a mixed-use development along SE Milwaukie Avenue. The
.following analysis evaluates whether an office use is a financially viable option in the market. This analysis
considers a use that the Church lacked the resources to evaluate properly. A viable office space may be a
critical component in creating a successful mixed-use project.

Regional Demand
The office market for the Portland metropolitan area and its submarkets are presented below. Portland
continues to have a very low downtown vacancy rate of 5.9%. However, the suburbs and other surrounding
counties do not exhibit similar strength.
-Fall 2000
Class A

Class B

0.0
2,499

35,667

7.0

384

15.8

2,432

Source: Grubb and Ellis Research Section

Site Strengths for Offlce Use
• General strong demand for office space in the Portland. The office market is strong in the Portland
Metropolitan Region, especially in Downtown and in Lloyd where vacancy rates are at the lowest levels
since 199436 .

36

According to the Portland Business Journal, January 2001

Sacred Heart Church Development Application

Page 61

c

• . Close proximity and good auto and transit links to Downtown. The site is less than one mile from
downtown Portland with quick, convenient access along Milwaukie Avenue and Powell across the Ross
Island Bridge. Several bus lines run along Milwaukie Avenue connecting the site; south to the rest of
Southeast Portland and Clackamas County and to the north and the rest of the Portland Metro Region,
including Downtown37 •
• Cheaper land costs could make the eastside attractive to start-ups and other small businesses that
cannot afford the higher rents of central submarkets but wish to remain close to down.town.

Site Weaknesses for Offlce Use
• Small lot size will make it difficult to achieve economies of scale for office construction. Office
construction is generally more expensive, relatively, than other types of real estate development, such as
retail or multi-family residential.
Office construction generally requires significant technological
investments in order to remain competitive as well complex HVAC (Heating, Vents and Air Conditioning)
systems38 • Generally a larger site is ·required in order to justify the expenditure on such systems. In
addition only half the site is zoned for office space exacerbating the lack of land needed to achieve
economies of scale.
• Much higher vacancy rates for the Eastside (8.4%) vs. neighboring areas such as Lloyd (4.1%) and
John's Landing (7.3%).
• Very low market rents will make it difficult to meet new construction debt service. The high
vacancy rate and low rents on the Eastside indicates that it would be difficult to attract potential tenants,
especially considering similarly situated areas, such John's Landing, which is cheaper and offers more
Class A office space.
• Several businesses along Milwaukie Avenue are either vacant or empty. Until this space is absorbed,
there is little local demand for office space.

Current Conditions/Future Opportunities
• There are few market reasons to pursue office development given the overall weak demand for office on the
Eastside and the general strength of the Downtown and Lloyd markets. Johns Landing, an area with
comparable geographic advantages to Sacred Heart, has much higher rents and lower vacancy rates,

Tri-Met Bus Lines # 17, 19 and 70 stop at the bus stop on the southeast corner of the site.
38 Berens, Miles, and Weiss, Real Estate Development Principles and Process, Urban Land Institute, 2000
37
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making office construction difficult to justify at the Sacred Heart site. Rents are too low and vacancy rates
are too high to justify new construction in the immediate future 39 .

Analysis of Retail Use
Retail, like office, is a potential ground-floor component to a mixed-use development along SE Milwaukie ·
Avenue. The following analysis evaluates whether there is sufficient demand in the area to support new retail
construction as well as to determine if on-site residential development could support a retail use.

Regional Demand
The retail market .for the Portland metropolitan area and its submarkets continue to demonstrate
considerable strength. Vacancy rates for the region remain low while rents are growing at approximately 2 
3% per year for the past five years 40 • This strong regional demand is forecasted to continue for the next five
years41 .
Fi19ure 24 R etaz·lDem and andeonsumer s>pend·z ng
2000

Retail Rent per Sq. Ft.
Retail Vacancy Rate
Consumer Spending in Portland JPer HI-U
Consumer Spending in Brooklyn (Per HH)

$13.53
3.4%
$ 12i776
$13,003

2005

Net Gain

(Projected)
$15.65
N/A
$15,267
$14,950

(00-05)

$2.12
N/A
$2,491
$1947

AAGR .
(00-05)

3.1%
N/A
3.9%
2.9%

Sources: State of Oregon Office of Economic AnalYSIS, CACI Marketing Systems. Hovee Retail Report, Summer 2000

Site Strengths for Retail
• Potential to capture pass-through market of commuters traveling along Milwaukie Avenue and
Powell Boulevard. Current traffic counts on Milwaukie Avenue exceed 20,000 cars per day42. Most of
these cars are coming from the south during the morning peak and from the north during the evening
39
40

41

42

Based upon costs for new office construction from interview with Robert Gill, MAl (Master of Appraisal Institute)
Grubb and Ellis Research Division
Ibid, using forecasted new construction compared to increases in consumer spending
Traffic Counts from Portland Department of Transportation, September of 2000
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II

•

\1

peak. Retail that can take advantage of this traffic, such as drop-off/pick up businesses, may be
feasible 43 •
Potential to nil under-served business niches such as a beauty salon, Pizza Parlor or Video Tape Rental
store44 •

Site Weaknesses for Retail
• Split zoning and small lot size will make it difficult to achieve economies of scale for large retail
construction. The zoning restricts future retail development to smaller, storefront retail along Milwaukie
Avenue. The zoning restrictions on the site limit the site to storefront retail. Once people get in their car,
there is little reason to stop in a place where they can't do more than one activity. Therefore retail which
attracts people from outside the neighborhood would be required. However, the site is not large enough to
attract destination retail 45 .
• Current uses surrounding the site are industrial and discourage retail development. A meat packing
plant is located across from the site, which is not conducive to successful street-front retail. The noise and
activity from the plant would not make the site as attractive to shoppers. The lack of neighboring retail
either to the north or the south further isolates the site.
• Low population growth indicates that the Brooklyn neighborhood lacks ·the demographics to attract
destination retail. The population for the Brooklyn neighborhood is not expected to grow substantially,
especially when compared to the rest of Portland.
• Any mixed-use residential development of the site will not create sufficient on-site demand to
support retail uses. The example below illustrates how little demand is actually generated by onsite
development. Even if the retail use is able to capture all spending on video rentals from the new
development, only a additional $3,690 a year is created. The example below also illustrates that there is
not sufficient demand for a video store in the neighborhood.

Figure 25: Potential Video Rental Retail Demand Generated on Site
43 Drive through business like fast-food, or daycare where people only need to touch and go in the morning would be the most
effective.
44 The Milwaukie Action Plan Market Study identifies several local businesses that the neighborhood lacks.
45 Destination retail refers to large retailers, which can attract consumers from a regional market area. Usually these are bigger
national chains or grocery stores. The Appraisal of Real Estate 9th Edition, American Institute of Real Estate Appraisers, Chicago, IL,
1993.

Page 64

Sacred Heart Church Development Application

Potential New HH Based on a Hypothetical Development
Annual HH Video Rental Retail Expenditures in Brooklyn
Current Annual Video Rental Retail Expenditures
New Annual Video Rental Retail Expenditures
Potential Annual Video Rental Expenditures
Average Annual salary for 3 retail workers ($9. 14/hr)
Amount available for all other operating costs including
Insurance, Rent, Taxes etc.

90
$41
$62,156
$3,690
$65846
$57,033
$8,812

Sources: State of Oregon Department of Employment, CACI Marketing Systems

Current Conditions/Future Opportunities

•

Currently, there are few market reasons to pursue a retail development given existing demand. Both the
population and incomes of the neighborhood are growing slower than the rest of Portland. Until there is a
greater concentration of local retail options or demographics change dramatically, there is little
opportunity for retail to succeed. Retail may succeed as the retail node along Milwaukie Avenue stretches
south. Flexible building design can incorporate future street front retail.

Alternative Use Analysis Conclusions
Market conditions indicate little demand for either office or retail space along SE Milwaukie Avenue. Market
conditions may improve in the future as the commercial node at SE Powell and SE Milwaukie Avenue
stretches south. Therefore ground-floor flex space may allow Sacred Heart to incorporate a retail or office
component into a mixed-use development at a future date. In the interim, Adult Day Care could serve as
viable use for a flex space. The demand for this use is projected to grow as the senior population grows and
more families need to find alternative care options. However, Adult Day Care is not generally a for-profit
venture. While it would create an additional link to the surrounding community, rents to care providers
would need to be affordable.
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FEASIBILITY STUDY
This study explores a sample market-rate residential ·pro forma to assist the Pastoral Council in
understanding the development process. This analysis is predicated on average market costs and assumes
no significant transportation, infrastructure or planning constraints that would limit the level of development
activity.
Of the 78,742 square foot property the church currently owns, an estimated 73,000 square feet of the site is
available for future development. The church sits on 5,000 square feet; this area has been eliminated from
potential redevelopment figures. A 1998 real estate appraisal calculated the total land and building value of
Sacred Heart property at $3,149,715.

Figure 26: Tax Lot Information
State Tax ID
Tax Lot
Number
1S1E11CA
17500
1S1E11CA
17600
1S1E11CA
17700

Sq. Ft.
66,772
4,970
7,000

Figure 27: Assessed Land Value
Tax Lot 500
Market Land Values
$510,860
Market Building Values
$938,560
Market Total Values
$1,449,420
• Source: Multnomah County Tax Assessment
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Tax Lot 600
$27,720
$265,640
$293,360

Tax Lot 700
$37,350
$214,950
$252,300

Total
$575,930
$1,419,150
$1,995,080
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Zoning Code Analysis
The Sacred Heart Church property is zoned Storefront Commercial (CS) on its eastern half along Milwaukie
Avenue, and Single Family Residential (R-2.5) on the western half. The use and development regulations for
these two zones are found in the following table. Use regulations describe the types of permissible and
prohibited development, and 'conditional uses' that will require Land Use Reviews. Residential development is
permitted throughout the site; densities along Milwaukie Avenue are restricted by a 3 ,to 1 Floor Area, Ratio
(site size/building square footage) and a 45 foot height limit. The CS zone is intended to preserve the
character of older storefront properties, and encourages pedestrian-oriented design. Retail, office, care
facilities and religious institutions are all allowed outright within this zone and therefore require no Land Use
Review. The CS zone also requires ground floor window coverage on 50% of the length and 25% of the wall
floor area. This requirement does not apply to residential units or parking structures set back at least feet
and landscaped.
Fi19ure 28 Use
· Regu,atlons
l'

Use Categories
Household Living

CS

R2.5

Y

Y

Group Living

CU

CU

Y
Y
N
Y

N
N
N
N
N
N
N
N

Commercial Categories
Retail Sales & Service
Office
Quick Vehicle Servicing
Vehicle Repair
Commercial Parking
Self-Service Storage
Commercial Outdoor Recreation
Major Event Entertainment
Industrial Categories
Manufacturing & Production
Warehouse & Freight Movement
Wholesale Sales
Industrial Service
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L
N
Y

CU

L

L
N

N

L
CU

L**
CU
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Railroad Yards
Waste-Related
Institutional Categories
Basic Utilities
Community Service
Parks & Open Areas
Schools
Medical Centers
Religious Institutions
Daycare
Other Categories
Amculture
Aviation & Surface Passenger
Terminals
Detention Facilities
Mining
Frequency Transmission
Radio
Facilities
Rail Lines & Utility Corridors

N

N

N

N

CU
CU
Y
Y
Y
Y
Y

Y/CU
LICU
Y
Y
Y
Y
Y

CU

CU

N

N

N
N

N
N

LICU

LICU

CU

CU

Y= Yes, Allowed N=No, Prohibited L=Allowed, But Special Limitations CU= Conditional Use Review Required
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Designation
Storefront Commercial
Maximum Density
None
Minimum Lot Size
Minimum Lot Area
None
Minimum Lot Width
None
Minimum Lot Depth
None
Height
45 ft.
Setbacks
Front building setback
Oft.
Side building setback
Oft.
Rear building setback
11 ft.
Garage entrace setback
None
Maximum Building Coverage
50% Minimum
Required Outdoor Area
Minimum Area
None
Minimum Dimension
None
Maximum FAR
3 to 1
Landscaping Abutting R-Zone
5 ft.
Ground Floor Windows Stds.
Yes
Required Parking
None
Source: City of Portland Development Code
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Single Family Residential
17.4 units per acre
1,600 sq. ft.
16 ft.
40 ft.
35 ft.
10 ft.
5 ft.
5 ft.
18 ft.
50%
200 sq. ft.
10 ft. x 10 ft.
None
None
None
None
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Site Analysis
The Market Study identified the following opportunities and constraints that will impact potential
developments on the Sacred Heart site. A development program should be based upon a market study's
findings and indications as to the size, type, and location of development that the market will support

Location Opportunities
•
•
•
•
•

Proximity to downtown Portland, OHSU, 1-5
Milwaukie Avenue's designation as a regional Main Street (e.g. potential market-driven and subsidized
future redevelopment along Milwaukie Avenue)
Historic character, unique small-scale neighborhood developments
Proximity to public transit (buses and potential future light rail)
Proximity to potential target market (e.g. Sacred Heart parishioners)

Location Constraints
•
•
•
•
•
•
•

Small lot size limits development potential
Lack of ownership of comer parcel
Traffic noise along Milwaukie Avenue
Parking limitations along Milwaukie Avenue '
Extensive grading due to steep topography
Split Zoning
Neighborhood resistance to significantly increased density

,I

I
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Residential J)evelopment Feasibility Considerations
Multi-Family Housing Pro Forma
A pro forma allows the developer to evaluate financial risk and potential cash flow through project cost and
revenue estimates. It provides a format to project the overall development cost, as well as determine the
equity required to secure a loan. Alterations to income, expenses, or project costs can easily change a
project's financial feasibility and are quickly implemented through a pro forma spreadsheet. The pro forma
developed here is a model for the Pastoral Council to explore, to increase their understanding of the
development process and the interaction between cost, financing and revenue factors. It is based upon the
market-rate senior housing project described in Sacred Heart's draft Master Plan.
The Sacred Heart Master Plan proposed a market-rate, age-restricted 60-unit apartment building along
Milwaukie Avenue. As outlined in the Master Plan, the building will be a two-story wood frame configuration
with a 20,000 square foot footprint. The ground floor is a 20,000 square foot parking structure.

Construction Type:
Construction will be wood frame over a concrete podium, with ground floor parking and the possibility for up
to 10,000 square feet of commercial retail space. This space could also be used for administrative,
recreational, or community gathering purposes. It is assumed that the development scenario would include
elevator access to all floors, as accessibility is a consideration with seriior tenants.
Unit Size & Parking
Units are estimated at 725 square feet, averaged from equal units of one bedroom (600 square foot market
average) and two-bedroom apartments (825 square foot market average). Parking ratios for market-rate
apartments in the City of Portland are typically one to one. This pro forma assumes that parking spaces will
be rented for $50 per month to provide ancillary revenue for the development.
Gross Building Area
Gross building area includes the net rentable area of the residential units and structured parking, as well as
an additional 15% for common areas such as hallways, elevator space and utility closets.
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Demolition Costs
If the development were large enough to require the removal of an existing building, the costs of demolition

would be factored into the Total Development Cost.
included.

In the example pro forma, demolition costs are not

Land Acquisition

For purposes of the 60-unit development analysis, there has been no land acquisition cbarges factored in, as
the church owns the land on which the development is proposed. If the church chose to pursue a larger
development, a property acquisition fee estimated at $22 per square foot is assumed for the purchase of the
9,600 square foot parcel at the corner of SE Milwaukie Avenue and SE Bush streets. The total purchase price
for this parcel is estimated at $211,200.
Residential Unit ConstMlction

Average wood frame apartment construction costs run approximately $64 per square foot for a typical
minimally fmished unit. Development costs tend to increase with higher density projects. It should be noted
that costs vary substantially from one project to another, depending on a variety of factors such as mix of
units, level of finish and complexity of design.
Apartment Rental Rates

Currently, rental rates for market-rate apartments in Portland average $1.30 per square foot on a monthly
.basis. Parking is assumed to be paid separately by the tenant, providing an additional $50 of revenue per
space monthly. According to a survey by E.D. Hovee & Company, annual apartment operating costs are
estimated at $2,650 per unit.
Vacancy

For the purposes of calculating the Operating Budget, a 5% monthly vacancy is assumed. The 5% rate is
consistent with vacancy rates in market-rate apartments in the Portland area.
Development Costs

Both direct and indirect (soft) costs are applied to this pro forma analysis. Soft costs include fees for
architects, engineers, planners, survey, marketing, legal and other indirect costs of the project. These average
between 28% to 35% of the development costs. Direct (hard) costs are those fees related to the materials and
labor of construction. Site preparation will include significant grading on the site due to the steep topography
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•
on the eastern half. Combined development costs for the 60-unit apartment development is estimated at
$78,000 per residential unit. These costs include land acquisition, site preparation and off-site infrastructure
contribution, direct construction, and indirect (soft) costs.

. Financial Feasibility
This pro forma assumed a standard 80% loan to value ratio. Current interest rates for multi-unit apartments
range between 7.00% to 8.00%, depending on the type ofloan plan used. This pro forma uses an interest rate
of 7.5% based on a 25 year loan self-amortizing loan. Current capitalization rates for apartment complexes of
this size in the Portland area average approximately 10.20%.
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Figure 30:

Pro forma

Market Rate &nior HOIUinIl
Pro Forma
Project Descrfption

Residential Units
Parking Spaces
Density (Units per Acre)
Net Rentable Area (sl)
Gross Building Area
Floor Area Ratio
SF Land Area
Development Budget
Demolition Costs
Property Acquisition
Residential Unit Construction
On-Site Parking
Indirect Development Costs
SDC/Pennits
Site Preperation/lnfrastructure
Total Development Cost

Per Unit Total Project
Eatimate Eatimate

725
1,115

60
60
60
43,500
66,900
3.3
40,000

Co_enu

'Three stories residential w / structured parking underneath
Includes residential units only( 1 Bdr - 600, 2 Bdr - 850)
Residential units and structured parking
Land Area to be developed (30,000 sq. ft. foot print)

$0
$0 Costs to demolish existing buildings on site
$ 0 $ 0 Estimated at $22 per square foot
$46,400
$2,784,000 $64 per square foot construction cost(725sf avg)
$12,000
$720,000 Podium Parking @ $12,000 per space
$16,352
$981,120 Estimated 28% of construction (units & parking)
$2,000
$120,000 SDC fees@ $2000 per unit avg
$200,000 Estimated at $5.00 per sf land area
$3,333
~~~~--~~~~
$80,085
$4,805,120

Operating Budget

Rentailncome
Parking Revenue
less Vacancy
Gross Operating Income (GOI)
Expenses
Net Operating Income

$11,310
600
$596
$11,315
$2,650
$8,665

$678,600
$36,000
$35,730
$678,870
$159,000
$519,870

Monthly rent averaging $1.30 per sf.
Net monthly per space revenue fo $50
Assumes 5% normalized vacancy
Annual op costs at $2,650 per unit

Ffnancittll Auumptioru

Loan amount
Debt Service
Annual Cash Flow

$4 ,077,412
($6,026)
$2,638

($361,581) Based on 25 year loan@ 7.5% interest
$158,289

Property Valuation

Capitalization Rate
Estimated Project Valuation

10.20%
$84,946

10.20%
$5,096,765 Cap-NOI/Value

$16,989

$1,019,353 Assumes 80% loan to value ratio
15.5% Cash-on-cash return (pre-tax)

Retum on Inve.tment

Required Equity
Rate of return on Equity
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CONCLUSIONS AND RECOMMENDATIONS
Refining the Vision
The Sacred Heart Pastoral Council has accomplished considerable work over the past two years in educating
itself about development, exploring options for developing its property, and eliciting input from the parish and
larger community. Several themes have emerged during these efforts.
1. Pastoral Council conversations and the listening sessions undertaken with parishioners reveal a strong
emphasis on preserving the Church building as the center of the Sacred Heart Community.
2. The Pastoral Council sees redevelopment as a means to actively bring the community onto its site and
thereby reinvigorate the church. However, this vision is tempered by the concern that the development
must first meet the needs of Sacred Heart parishioners and must retain the church's ability to influence
site use.
3. The Sacred Heart community strongly values the church's century-old tradition of educating children, and
the multi-generational ties that educational uses bring.
4. There is interest in incorporating uses that serve the community. The Pastoral Council is open to retail
and mixed-use development, if market support exists.
5. There is interest in actively sharing Sacred Heart's land with the community. The Pastoral Council
assumes a redeveloped pastoral hall would be open for community meeting space, and they are open to the
concept of a 'parish-sponsored' community center.
6. REACH CDC design charettes, in which members of the Pastoral Council participated, envisioned
community pathway connections within the church grounds. The Pastoral Council expressed support for
a central courtyard around which housing and other uses could be oriented.
7. Senior housing receives widespread support throughout Sacred Heart and the Brooklyn community as a
use that will serve both parishioners and the larger community. The Pastoral Council further supports
dedicating a portion to affordable units.
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Senior Housing Market Study
The market study focused on senior market-rate housing. The study's regional overview found that the region
will continue to grow, despite a general economic cooling in the past two years. No regional indicators raised
concern over the market success of senior housing development.

Market demand
While Brooklyn's history is comprised of working class immigrant families, current demographics reveal that
Brooklyn incomes are close to the City's average. Incomes in the Brooklyn Neighborhood rose significantly in
the 90s, along with the rest of the region. Rising incomes indicate neighborhood reinves~ment and the
future viabUity of the area.
Minorities have grown as a percentage of the neighborhood's popUlation. The growing Hispanic population
represents potential increased church membership due to the high percentage of Catholic Hispanics.
Mirroring national trends, the percentage of the population within Brooklyn's seniors is steadily rising. The
neighborhood and the region will experience a significant increase in seniors in the next 10 to 20
years as baby boomers mature.
Seniors demonstrate unique characteristics to which housing services must respond.
Throughout
Multnomah County, seniors are disproportionately female and earn under $25,000 a year (75%) . In this
county alone, roughly 10,000 earn 125% of the poverty level. Although a portion of seniors living below
the City's median income level are homeowners, affordable housing is an on-going need.
As seniors age, frailty rates increase from 35% at age 75 to 85% at age 85. The fraUty rate indicates that
these age cohorts are a poor target market for rental housing that does not offer care, and
demonstrate a need to provide services.
Perhaps the strongest factor impacting the potential demand for senior housing is seniors' high
homeownership rate of 80%. National AARP survey results indicate that seniors are strongly opposed to
changes in tenure choice: 83% prefer to never move, and 70% believe they will realize this preference. Three
fourths currently reside in single-family detached homes. These findings indicated that age-restricted
rental housing may not be an attractive alternative for seniors who currently own.
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Market Supply

The market study investigated the housing market according to the Pastoral Council: age-restricted, rental
and a mix of affordable and market-rate. No comparables were found for market-rate rental senior
housing, reflecting a current lack of developer interest and market demand for this product.
The study explored regional Independent and Assisted Living care facilities as an alternative to the no-care
model identified by the Pastoral Council. Rents varied significantly according to amenities offered, with an
average of $2.73/square foot for Assisted Living and $3.91/square foot for Independent Living. Most
developments were larger than the 60 units described in Sacred Heart's draft Master Plan: Assisted
Living facUities averaged 69 units and Independent Living averaged 115 units. Average vacancy rates
for both care models are very low (5% and 3% respectively), indicating a strong demand for this
housing type.
Affordable units are an alternative to market-rate or mixed-income rentals. Federal and City programs
subsidize 97 housing complexes in Multnomah County that target seniors. The supply of affordable units is
not sufficient to meet current demand, indicating the likely market success of an affordable senior
development.
The supply analysis also indicates a strong market for non age-restricted, market-rate apartments in the
Brooklyn Neighborhood. While the region has seen a flood of suburban apartment construction, rents remain
high and vacancy rates low in desirable and accessible inner-city neighborhoods. There is market support
for non age-restricted apartments. The Pastoral Council must determine if this development type
furthers its mission to serve the community.
Lastly, the market study investigated faith-based senior housing to quantify the market value of this unique
model. The appeal of a church-based development is demonstrated by the high levels of church attendance
among those living in senior facilities. Vacancy rates and rents vary among faith-based housing projects
according to the age of the building and the quality of the care offered. However, if Sacred Heart were to
develop all affordable units, low-income seniors may move to the development because of its faith-based
character and affordability.
While market success of faith-based projects vary,recent Catholic
projects-especially those undertaken by the Archdiocese Housing Office-have been successful,
leasing units and waiting lists prior to ground breaking.
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The market study's findings suggest that age-restricted, market-rate rental units are unlikely to succeed,
given senior demographics and housing preferences and the absence of this housing product on the market.
Demographics and current vacancy rates demonstrate strong demand, however, for facilities that offer care or
below market-rate rents. The market study recommends that the Pastoral Council incorporate one or both of
these housing options. AARP's housing preference survey supports the scale and character of development
under current consideration by the church. Seniors prefer small facilities that are residential in character, or
apartment buildings that offer services. The desirability of the Sacred Heart site will fur~er increase with the
growth of the Milwaukie retail core and the arrival of additional neighborhood amenities such as a grocery
store. However, it is undetermined when or whether such retail expansion will occur. Because care facilities
average around 90 units, developing a care facility will likely require acquiring control of the entire block, and
reconsideration of the site's current configuration of buildings and open space.
Although difficult to quantify, there are impressive case studies in the Portland market indicating strong
demand for Catholic, church-centered development. The relationship between affordable units and faith
based development is more tentative: units will rent, but may not provide the symbiotic, community
enhancing relationship the Pastoral Council seeks. Finally, the site is a good candidate for affordable housing
due to its excellent access to public transportation.
Alternative Uses
The alternative uses explored indicate a poor market for both retail and office uses. Leasing space to an Adult
Day Care provider such as the Volunteers of America may be a way to serve the community, however, can not
be dependent upon for revenue generation. Ground-floor flex space is recommended because it will allow
the incorporation of retail, office or other uses when market conditions improve. Preserving the
option of future mixed-use development opens additional avenues for bringing the community onto
the Sacred Heart site.

Feasibility Study
The feasibility study provides a pro forma reflecting average market costs and revenues for market-rate
apartments to illustrate basic development economics. Based on these assumptions, support for market-rate
housing exists because project value exceeds cost and return-on-equity rates are estimated above 15%.
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Concluding Remarks
The Pastoral Council has demonstrated a strong desire to redevelop their property in an effort to ensure the
long-term viability of the parish and increase their connections with the community. The work presented in
this document is a reflection of their effort in addition to information and tools that can be used to assist in
further refining development options that move them closer towards realizing their goals.
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AppendixA

Definitions
Accreditation: A seal of approval given by a governing body to a housing and/or service provider. To become accredited, the
community or provider must meet specific requirements set by the accreditation entity and is then generally required to undergo a
thorough review process by a team of evaluators to ensure certain standards of qUality. The accrediting organizations are not
government agencies or regulatory bodies. Examples of some accreditation bodies for the senior housing and care industry include
CCAC (Continuing Care Accreditation Commission), CARF (Commission on Accreditation of Rehabilita,tion Facilities) and JCAHO
(Joint Commission on Accreditation of Healthcare Organizations).
Activities of Dally Living (ADLs): Everyday activities such as bathing, grooming, eating, toileting, and dressing.
ADA (Americans with Disabilities Act): Law passed by Congress in 1980, establishing a clear and comprehensive prohibition of
discrimination on the basis of disability.
Administrator: Generally, a licensed professional who manages the day-to-day operation of a care facility such as a nursing home
or assisted living facility.
Adult Day Care: Daily structured programs in a community setting with activities and health-related and rehabilitation services to
elderly who are physically or emotionally disabled and need a protective environment, This care is provided for during the day, the
individual returning home for the evening.
Aging in Place: Concept which advocates allowing a resident to choose to remain in his/her living environment despite the physical

and or mental decline that may occur with the aging process of aging.
Alzheimer'S: Degenerative age-related disease that impairs an individual's cognitive ability. Symptoms may include forgetfulness,
wandering, and inability to recognize others. The disease is caused by neuron dysfunction and death in specific brain regions
responsible for cognitive functions. Both genetic and environmental factors likely playa role in the development of Alzheimer's.
Ambulatory: Describes ability to ambulate, walk around, not bed-ridden or hospitalized.
Assisted Living: In general, state-licensed program offered at a residential community with services that include meals, laundry,
housekeeping, medication reminders, and assistance with Activities of Daily Living (ADLs) and Instrumental Activities of Daily
Living (IADLs). The exact definition will vary from state to state, and a few states do not license assisted living facilities. Generally
regarded as one to two steps below skilled nursing in level of care. Approximately 90 percent of the country's assisted living services
are paid for with private funds, although some states have adopted Medicaid waiver programs. Might also be referred to as Personal
Care, Board and Care, Residential Care, Boarding Home, etc., although some states differentiate between their definition of
"Assisted Living" and these other tenns (e.g., Washington state recognizes and licenses "Assisted Living" facilities as well as
"Boarding Homes"; Although licensed by the State of Washington, a Boarding Home does not meet the higher physical plant and
service requirements necessary to be considered an Assisted Living facility).
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Charge Nurse: An RN or LPN who is responsible for the supervision of a unit within a nursing facility. The charge nurse schedules
and supervises nursing staff and provides care to facility residents.
Congregate Housing: See Independent Living (may be also referred to as Supportive Housing).
Continuing Care Retirement Community (CCRC): Housing planned and operated to provide a continuum of accommodations and
services for seniors including, but not limited to, independent living, congregate housing, assisted living, and skilled nursing care. A
CCRC resident contract often involves either an entry fee or buy-in fee in addition to the monthly service charges, which may
change according to the medical services required. Entry fees may be partially or fully refundable. The fee is used primarily as a
method of privately fmancing the development of the project and for payment for future healthcare. CCRCs are typically licensed by
the state. See also Life Care Community.
Continuum of Care: Full spectrum of care available at Continuing Care Retirement Communities which may include Independent
Living, Assisted Living, Nursing Care, Home Health, Home Care, and Home and Community Based Services.
Convalescent Home: See Nursing Home.
Dementia: Progressive neurological, cognitive, or medical disorder that affects memory, judgment, and cognitive powers.
Developmental Disability (DD): Affliction characterized by chronic physical and mental disabilities, which may include: cerebral
palsy, retardation, thyroid problems, seizures, quadriplegia.
Director of Nursing (DON): A DON oversees all nursing staff in a nursing home, and is responsible for formulating nursing policies
and monitoring the quality of care delivered, as well as the facility's compliance with federal and state regulations pertaining to
nursing care.
HMO: A Health Maintenance Organization (HMO) is an organized system for providing comprehensive health care in a specific
geographic area to a voluntarily enrolled group of members.
Home Health Care: Provision of medical and nursing services in the individual's home by a licensed provider.
Hospice Care: Care and comfort measures provided to those with a terminal illness and their families- it can include medical,
counseling, and social services. Most hospice care is furnished in-home, while specialized hospices or hospitals also provide this
service.
Independent Living: Multi-unit senior housing development that may provide supportive services such as meals, housekeeping,
social activities, and transportation (Congregate Housing, Supportive Housing, Retirement Community). Independent Living
typically encourages socialization by provision of meals in a central dining area and scheduled social programs. May also be used to
describe housing with few or no services (Senior Apartment).
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Instrumental Activities of Dally Living (IADLs): Day-to-day tasks such as preparing meals, shopping, managing money, taking
medication, and housekeeping.
Kitchenette: Each facility may have its own definition of a kitchenette, but generally one includes a sink, cabinet space, and a
mini-refrigerator, maybe a microwave. In contrast, a full kitchen would usually have a burner unit, sink, cabinets, full-size
refrigerator, and possibly a microwave or stove.
Licensed Practical Nurse (LPN): LPNs are trained to administer technical nursing procedures as well as provide a range of health
care services, such as administration of medication and changing of dressings. One year of post high school education and passage
of a state licensing exam is required.
.
Life Care Community: A Continuing Care Retirement Community (CCRC) which offers an insurance type contract and provides all
levels of care. It often includes payment for acute care and physician's visits. Little or no change is made in the monthly fee,
regardless of the level of medical care required by the resident, except for cost of living increases.
Long-Term Care: Provision of services to persons of any age who are afflicted with chronic health impairments.
Long-term Care Insurance: Privately issued insurance policy which covers the cost of nursing home care, assisted living, and home
health care. Premiums are based on age, health, length of deductible period, amount paid, and duration of benefits. Currently pays
only two percent of national nursing home costs.
Managed Care: There is currently no standard definition of managed care, but it can best be described as a combination of
insurance and a health care delivery system. The basic goal of managed care is to coordinate all health care services received to
maximize benefits and minimize costs. Managed care plans use their own network of health care providers and a system of prior
approval from a primary care doctor in order to achieve this goal. Providers include: specialists, hospitals, skilled nursing facilities,
therapists, and home health care agencies.
Medicaid: A jointly funded medical financial Federal-State health insurance assistance program, offering benefits to individuals
with limited financial resources, the disabled, and the elderly. There are income eligibility criteria which must be met to qualify for
Medicaid. Medicaid accounts for about 52 percent of the nation's care costs, and is the source of payment for almost 70 percent of
residents in nursing homes. The person must have exhausted nearly all assets and be in a nursing facility that participates in this
program. Medicaid can reimburse Nursing Facilities for the long-term care of qualifying seniors, and in some states, Medicaid pays
for Assisted Living care through Medicaid waivers.
Medicare: Nationwide medical insurance program administered by the Social Security Administration for individuals 65 and over
and certain disabled people, regardless of income. Provides for hospital and nursing facility care (Part A) and physician services,
therapies, and home health care (Part B).
Medical Director: A staff medical director assumes overall responsibility for the formulation and implementation of all policies
related to medical care. The medical director also coordinates with an individual's personal physician to ensure that the facility
delivers the care that is prescribed. In some instances, the medical director may be a resident's primary physician.

Medications Management I Medication Administration: Formalized procedure with a written set of rules for the management of
self-administered medicine, as in an assisted living setting. A program may include management of the timing and dosage for
residents, and could include coordination with a resident's personal physician. The resident must take the medication him or
herself. For instance, the facility can remind the resident that she needs to give herself the medicine injection, but the facility
cannot perfonn the actual injection itself.
Medigap Insurance: Private health insurance policies that ·supplement Medicare coverage, covering health care costs above those
covered by Medicare Part A or Part B. Does not provide benefits for long term care, covering primarily hospital and doctor bills.
Non-Ambulatory: Inability to ambulate, walk around, and usually bedridden or hospitalized.
Not-for-Profit: Status of ownership and/or operation characterized by government by community-based boards of trustees who are
all volunteers. Board members donate their time and talents to ensure that a not-for-profit organization's approach to caring for
older people responds to local needs. Not-for-profit homes and services turn any surplus income back into improving or expanding
services for their clients or residents. Many not-for-profit organizations are often associated with religious denominations and
fraternal groups. Not-for-profits may also interact with Congress and federal agencies to further causes that serve the elderly.
Nurse Assistant: A Nurse Assistant provides the most personal care to residents, including bathing, dressing, and toileting. Must
be trained, tested, and certified to provide care in nursing facilities that participate in the Medicare and Medicaid programs. Nurse
assistants work under the supervision of an Registered Nurse or Licensed Practical Nurse.
Nursing Home: Facility licensed by the state that provides 24-hour nursing car~, room and board, and activities for convalescent
residents and those with chronic and/ or long-term care illnesses. One step below hospital acute care. Regular medical supervision
and rehabilitation therapy are mandated to be available, and nursing homes are eligible to participate in the Medicaid program.
May be referred to as Nursing Facility or Convalescent Home. See also Skilled Nursing Facility.
Occupational Therapy: Process to help individuals re-Iearn activities of daily living, generally administered by a licensed therapist.
Physical Therapy: Process that includes individualized programs of exercise to improve physical mobility, often administered
following a stroke, fall, or accident. Physical therapists plan and administer prescribed physical therapy treatment programs for
residents to help restore their function and strength.
Registered Nurse (RN): Graduate trained nurse who has both passed a state board examination and is licensed by a state agency
to practice nursing. The RN plans for resident care by assessing resident needs, developing and monitoring care plans in
conjunction with physicians, as well as executing highly technical, skilled nursing treatments. A minimum of two years of college is
required in addition to passage of the state exams.
Re:babUitation: Therapeutic care for persons requiring intensive physical, occupational, or speech therapy.
Residential Care: See Assisted Living.

Respite Care: Temporary relief from duties for caregivers, ranging from several hours to days. May be provided in-home or in a
residential care setting such as an assisted living facility or nursing home.
Senior Apartment: Age-restricted multiunit housing with self-contained living units for older adults who are able to care for
themselves. Usually no additional services such as meals or transportation are provided.
SldUed Nursing Facility (SNF): A Medicare-certified nursing home, with increased emphasis on rehabilitative therapies. See also
Nursing Home.
Social Worker: In the long term care setting, social workers assesses a resident's psychosocial progress 'and helps the resident to
maintain a healthy outlook on life. A social worker provides counseling to residents and families, and are important during a
resident's initial period of adjustment to the long term care setting.
Subacute Care: Services for persons requiring care that may include intravenous therapy, intensive rehabilitation, wound care, or
other needs. May be provided for in a nursing home or hospital setting.
Supplemental Security Income (SSI): SSI is a monthly cash payment from the federal government for eligible individuals in
financial need who are aged 65 or older or persons who are blind or have a disability (including children). Typically, a person
eligible for SSI payments has no or little income, total assets of less than a few thousand dollars (within certain limits set out in
regulations, not including a home used for self support, automobile, values of household goods, personal effects, and life
insurance), has U.S. citizenship or qualified alien status, and US residency. In certain circumstances, the SSI payment may be used
towards some housing and care needs of the individual. The SSI program is run by the Social Security Administration (but SSI is
not the same as Social Security. Money for SSI payments comes from the general fund of the US Treasury, and some states add
money to the federal payment.
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PARISH/CONTACT INFORMATION
Parish
Sacred Ieart

Proje~t

Pastor

Contact E-mail Address
Joebach99@AOL.coft

Contact Name
{Father Joe lIaccellieri

father Joe lIaccellieri
Parish Street Address

Contact StreeUMailing Address
3910 SE 11th Aye.

3910 S£ 11th l've.
City, State, Zip

City, State, Zip

Portland, OR.97202

Portland, OR 972011

Parish Phone Number

Contact Phone Number
503-231-9636

503-231-96~6

Parish Fax Number

Contact Fax Number
503-231-1766

503-l531-1766

_ Does the parish have a committee formed for the project? If so, please provide
committee member names and contact numbers:
Sacred leart Pastoral Council
Father Joe lIaccelllerl 
0-2
Joanne lo!!art - 503-231
3
IIctty aode - 503-524-7803
lelen Wnlred - 503-659-6579
Alba Enriq~ez-Rager - 503-232-9907
Paul. Rager - 503-232-9907
Joanne !avier - 503-524-7803
....

i

Rose !oyd - 503-777-5231
MBria Phillippi - 503-238-6020
Joe .Sato - 503-234-4913
Siobhan TIL,lor - 503-231-6313

1
2838 E. Burnside SU~CI, Portland, Oregon 9721'4-1895

503/2H-53H

PROPOSED PRO.IECT INFORMATION

Type of Project (choose as many as apply):

[X] Senior independent living
[
[
[
[

[x]
[ ]
[ ]
[x]
[ ]

]
]
]
]

Special needs housing
Low-inoome family
Assisted living facility
Alzheimer's facility
[X] Mar1<et-rate apartments

[xI

Child care center
Youth center
Adult day care center
Community center
Commercial
Other (please explain) senior housing unite

Location of Project (address):
The block bounded by SE ~ush St on the north; Si ' Hilw8ukie on the , East;
S£ Center on the south; and SE 11th on t~e west.

Zoning of Project
The property Is currently zoned as:

[I

[ ] Multl-dwelling
[ ] EmploymenVlndustriai

Open Space

(X] Commercial
[X] Single-dwelling
Project land Information:

Approximate size of the land Involved In the project:

[X I Parish owns land
[ ] Parish needs to
purchase land

[I
~I

Less than 2 acres
2-5 acres

[I
[I

5-10 acres
10+ acres

Real estate appraisal Information:
[x] Real estate appraisal oompleted, date oompleted:'7I.L1,..::Z",,-Z<-:/9t.::,8:.-_ _(attach oopy)
. [ ] Real estate appraisal in process, expected oompletion date:,_ _ _ _ _ __
[ ] Please assist us in locating a company to provide this service

Bul/dlng Information (check aI/ that apply):

[X] Project requires new construction

[Xl

(Xl Project requires removal of old buildings

Project requires refurbishing existing buildings

[ ] Project requires new oonstruction and
refurbishing existing buildings

Please provide the fol/owlng Information regarding feasibility studies:

[ I Study oompleted, completion date:
(please attach oopy)
[x] Study In process/expected completion date: pending COllpletion of PSU student
[ ] Please assist us In locating a oompany to provide this service

2

pro~ects

Sources of funding (check all that apply):
[ ]
[ ]
[ ]
[ ]
[x]

[

Parish has funds for pre-development
Parish has funds for project
Parish has a donor/donors for pre-development funds
Parish has a donor/donors for project funds
Parish requires pre-development financial assistance
from Archdiocese of Portland
1 Other (please explain below)

Amount: _ _ _ _ _ __
Amount: _ _ _ _ _ __
Amount:
Amount: - - - - - - 
Amount: _ _ _ _ _ __
Amount: _ _ _......;;.
'. _ __

Parish Census:
[X] Census completed, completion date: -t;.2L/.....
l~/O>Lollo.-_ _ _ (please attach copy)

Number of families
Sunday Mass attendance
H71
School population, if applicable
Indhidwals -64 Elderly population
Special needs population
128
191

°

[ ] Census in process, expected completion date: _ _ _ _ _ _ _ _ _ __

[x:] Completed Parish Master Plan. A Parish Master Plan should include: physical plant
analysis; parish popUlation; area demographic information; and projected program needs for at
least the next five years.
[ ] Parish Master Plan in process, expected completion date: _ _ _ _ __

Parish Finances:
Debt Liability Insurance Debt
"D' Note Account
--'1;?6~8"".-=2=281r.:';6~5f--- Other funds on hand
16,026.00
129,673.19

-.11....3.........
1;;<.4;;<.9.............
7 1 5..........
0""0_ Value of parish property (total)

_ _ _ _ _ _ _ Iand
_ _ _ _ _ _ _ buildings

3

. PARISH PHYSICAL PLANT INFORMATION: Sa. Sacred "art Muter Plan attach..ent
\

Condition of Building(s)

JJ

Type of
Construction

Paid For?
(yes or no)

Church

r 1 School
[ I Parish Hall

[ I Rectory

[ 1 Convent

rI

Parish Offices

[I

Other (please explain)

Please list other neighborhood groups that might support or partner the project:
~I
[I

Neighboring Catholic parishes, list:
!E Vicario to .rioh. .
Christian churches, list .,.,.....,._ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
[ ] Other religious groups, IIst,_ _ _ _ _ _ _ _-.,-_---:::,--_ _ _ _ _ _ _ _ __
[ I Non-profit organizations, list
Ac tr~ n
Co cps
pc: I Neighborhood associations, list IIrooklyn 1le1fthbophlllld a... aeiat-t-o-n
[XI City or state agencies, IistMUwuk1e h Lion Phil. Ihtirilh
[XI Other, list Clw10 orgaldza tions

PARISH EXPECTA nONS
Our parish hopes to achieve the following In regard to the project:

[I
(Xl

Sale of land
Renovation of existing physical plant
[XI Construction of new buildings
[ I Receipt of lump sum monetary fee
[XI Generation of regular income/cash flow for Parish
[ I No expectations
[XI Other, explain To proTi.de • 11.1 tl-pllrpose cOII.uni ty. center· to . enbanoe parisb
deMir. to reach Olt into the

901!IIyDity7~'lgbbors "

9i Tic organizations. and

scbools and proTide faoilities for lIeetings. reli5iolla instruction, recreation
and neighborhood actiTitiea.

4

\

Has the parish entered Into an agreement with any of the fol/owlng:
'nforma'
DIscussions

Formal
Contract

Fee for
SelVice
Agreement

Name, Address, Phone

[ J Architect
[ I

Attorney

[J

Bank

[ ] Contractor

[I

Development
Consultant

[ ) Engineer

[I

Financial Advisor

[ ) Other (explain)

\.

5

Please Include a project description on this page. Please attach copies of any
documents you may already have such as maps, studies, meeting minutes, etc.

~

~

3

~

~

~

~

\

6
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1990 Census Population
Age

PMSA

Clackamas

Columbia

Multnomah

Washington

Yamhill

0-4

93,198

19,394

2,793

41,696

24,406

4,909

5-14

180,907

42,901

6,214

74,021

46,872

10,899

15-24

166,752

34,522

4,556

77,879

40,406

. 9,389

25-34

222,912

42,078

5,359

107,592

57 ,961

9,922

35-44

227,619

51,292

6 ,386

102,964

56,688

10,289

45-54

133,671

34,054

4,385

56,196

32,585

6,451

55-64

96,024

22,620

3,144

44,146

21,070

5,044

65-74

87,433

18,671

2,804

43,354

17,749

4,855

75-84

51,720

10,028

1,519

26,910

10,392

2,871

85+

17,163

3,290

397

9,129

3,425

922

ToW

1,277,399

278,850

37,557

583,887

311,554

65,551

Age

PMSA

Clackamas

Columbia

Multnomah

Washington

Yamhill

0-4

108,004

21,891

2,785

42,306

35,111

5,911

35,132

12,936

2000 Census Population

5-14

187,243

51,130

6,948

81,097

15-24

213,145

42,638

5,225

91,748

59,807

13,727

76,375

11,006

75,433

13,254
11,422

25-34

249,314

41,063

5,071

115,799

35-44

259,557

56,098

7,158

107,614

45-54

233,748

56,151

6,974

97,858

61,343

55-64

125,434

31,992

4,336

50,457

31,890

6,759
4,909

65-74

80,269

18,916

2,717

34,509

19,218

75-84

62,108

13,627

1,811

28,320

14,645

3,705

5,488

1,363

85+

23,049

4,885

535

10,778

Total

1,541,871

338,391

43,560

660,486

414,442

84,992

38

38

35

33

34

128,201

16,375

272,098

169,162

28,732

Median Age

HH

614,568

d

2005 Projected Population
Ace
0-4

PMSA

County

County

County

County

110,876

24,558

3,462

43,126

32,482

5-14

7,248

212,642

50,120

7,118

77,123

64,412

13,869

County

15-24

219,014

47,062

5,162

90,877

61,923

25-34

13,990

248,266

52,006

6,668

108,312

68,600

12,680

35-44

244,337

51,381

6,690

104,317

69,862

45-54

12,087

243,108

54,842

6,573

102,467

66,773

55-64

12,453

173,185

44,848

5,551

67,415

46,322

65-74

9,049

85,035

22,158

2,854

32,565

22,173

75-84

5,285

61,549

14,437

1,666

26,737

15,023

85+

3,686

28,058

5,920

708

13,177

6,669

Total

1,584

1,626,070

367,332

46,452

666,116

454,239

91,931

Brooklyn Neighborhood Projectiona
Age

· 1990

0-4

267

261

256

5-14

346

351

338

2000

2005

15-24

505

553

573

25-34

786

626

600

35-44

655

655

606

45-54

258

420

451

55-64

196

222

277

65-74

150

116

114

75-84

98

106

117

85+

26

30

42

3260

3,310

3,334

Total

Source: US Census, PSU Center for Population Research, CACI Marketing Systems
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TEAM QUALIFICATIONS

Trina Buitron - tm.b@wrgd.com
Trina Buitron is currently a planner with WRG Design, Inc., a Portland-based planning, landscape architecture,
surveying and engineering firm . . She works as both a planner and Community Relations Coordinator for mixed
use development projects, including a currently proposed mixed-use Home Depot in Portland, OR. Trina
graduated from University of Portland with a Bachelor of Science in Communications Management in 1994. She
will complete a Masters in Urban and Regional Planning at Portland State University in June 2001. Trina has five
years experience in planning and public involvement, specializing in mixed-use developments, residential
subdivisions, and commercial centers.

David Gtll- drg9439@Jtotmatl.com
David Gill is currently employed in the Aviation Planning and Development Department of Portland International
Airport (PDX), which is administered by the Port of Portland. David graduated from the University of Utah, Salt.
Lake City, with a Bachelor of Arts in Anthropology and English in 1998. He will complete a Masters in Urban and
Regional Planning at Portland State University in June 2001. ' His current focus is the legal context of planning
and its impact on the effectiveness of long-range planning. In September he will enroll at the Northwestern School
of Law at Lewis and Clark College in Portland, Oregon to further explore this connection. David's planning
experience includes working on the Terminal Expansion South (TES) Project at PDX as well as planning for
expanded bus and pedestrian access at PDX.

c

Tess Jordan - planetess@hotmail.com

Tess Jordan currently works for the City of Portland's Bureau of Planning in the long-range neighborhood planning
division. She graduated from Reed College in 1996 with a Bachelor of Arts in Political Philosophy. She will
complete a Masters in Urban and Regional Planning at Portland State University in December 2001, as well as a
Graduate Certificate in Real Estate Development. Her past experience includes project management for the
Community Development Network (CDN), an affordable housing advocacy group supporting local community
development corporations. She has also worked as a drafter and carpenter for a residential design-build firm, and
has researched and developed housing policy for the Portland Development Commission.

Eric King -

eking~i.portland.or. us

Eric currently works for the City of Portland, Office of Neighborhood Involvement as the Manager for the newly
created Community Residential Siting Program. The program is designed to be a centralized point of information
and referral to deal with questions/concerns around the siting of residential social services as well as provide
mediation/facilitation services for groups in conflict. Eric graduated from the University of Wisconsin, Madison in
1997 with a Bachelor of Science in Economics and a Bachelor of Arts in Sociology with a certificate in Analytical
Research. Currently, he is pursuing a Masters Degree in Urban and Regional Planning with a specialization in
Land Use and a certificate in Real Estate Development. Eric is also actively involved in his neighborhood and has
. served as the chairman of the board for his homeowner's association.

Rand Smith - rbS@Wrgd.com

Rand is a land .use planner with WRG Design, in Portland, Oregon. Rand holds a Bachelor of Science in
Resort/Lodging Management from California State University, at Chico in 1993 and will complete a Masters in
Urban and Regional Planning at Portland State University in June 2001, as well as a Graduate Certificate in Real
Estate Development. Rand's relevant experience includes working with the State of Oregon's Transportation and
Growth Management Program, which helps jurisdictions implement Smart growth principles into their Planning
codes, as . well as working with various developers through the entitlement phase of their projects.

